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CITY OF ADELAIDE. 

"THE HOUSING 
Ordered by the Conncli 3./7/1899. 

Tbere Is perbaps uotlilng that liae a greater Influence 
upon tbe welfare of people than that wbicb directly 
affects tbelr beaftb and aoclal environment, and tbe rapid 
(Concentration of popaliitioii in business cities bas given rise 
to the housing probleni. Every city has Its slums, and It 
Is in the slums of cities tbat Infectious diseases usually 
have tbelr origin. Tbe slums are also the " hunting 
grotinds" of tbe victims of pauperism, Ignorance, Inteu)- 
peranoe, and crime, and tbe housing prot>lem is of vital) 
import, inusmucb as It seeks to remove or lessen as far as 
possible all tbese influences, wblob tend to degrade tl)eJ 
moral and physical Condition of tbe people. It has l>een 
the experience of all who have taken part In tbe work of 
Improving tbe dwelltngs of the poor tbat snob improvements 
have bad a decided influence upon the character of the 
Inmates. George Picot (quoted by Weber) the FrMicb 
pbiianthropiat, bas said tbat "tbe improvement of dwell- 
ings Is tbe beat guarantee of civilization," and Lou'd Sliaftes- 
bury, the pioneer of model housing movement in England, 
has remarked that he was certain that many people who 
are In a filthy and deplorable condition have bem made so 
by tbelr own surroundings." Uiss Octavia Hill, Dr. Shirley 
F, Murphy, Dr. Janssans, and other noted names also 
bear eminent testimony in this respect. 

The city all tbe wdrM over is tbe raUylng ground for the 
masses, and bow to bouse them is the Question which con- 
fronts modem pbDantbroptsts and municipal authorities In 
order to counteract the evils of overcrowding and bad 
saoitatlou. In Great Britain tbe result is a combination 
of model " bai'r'ack" block buildtaigs and cottage dwellings ; 
aa the Continent of Europe the many-storted barrack and 
model small boose are also in vague ; and the poor man's 
(IwetUug wltb its gToUnd plot, front and rear, for each 
family, is still tbe unattainaUe idea, aa far as the city 
ceMres are concerned. Tbe problem of tbe Housing of 
tbe FooF iDcludes sanitary, ecoaomic, and ethical Issues 
ot tbe bigheat moment, but I am cmlflned In this report 
to what bas been do*e elsewbiere, aore partieularly l^ 
mnaleipait eftterprtie. 

17+'^9() ,. I 



LONDON. 
(B'rotn Donald's Municipal Year Book.) 
By far tlie largest scheme under the Houslni; of tbe Work- 
ing; Classes Act, 1890, and previous Acta consolidated In 
thla Act, have been carried ont In London by the London 
County Council and Its predecessor, the Metropolitan Boacd 
of Works. ExteoBlve districts have been razed to the 
ground and reconstructed by the attlon of these two authori- 
ties. But there has t«en this essential dllTerence between 
their respective methods of procedure — the Metropolitan 
Board of Woi'ks sold the cleared sites as Boon as It conld ; 
the London County Council has retained the sites In Its own 
hands, and has built and managed the new dwellings itself. 
The financial effect of this change of policy Is of great im- 
portance to London ratepayers. The net loss Incurred In tbe 
demolitions In Loudon by the Metropolitan Board of Woiks 
and the London County Council has been two millions. Thla 
sum was raised by loan by the ratepayers who carried out 
the schemes, and these ratepayers of the past have there- 
fore by their action Involved the ratepayers of to-day in a 
considerable annual payment to meet the lotei'est and sink- 
ing fund on this debt. The amount that had to be set apart 
for this purpose last year was £88.215. and a similar pay- 
ment must be continued year by year until the debt is ex- 
tinguished, when tbe ratepayers will cease to liave any 
further concern In the matter. As the sanitary standa^rd 
Is continually advancing, It does not sefim probable that 
It win be possible to avoid the carrying out of further 
schemes of reoonatmctlon, and if this Is done the annual 
contribution to meet thla consequent loss must continually 
increase. Tbe action of the Council, however, haa been to 
endeavour to balance this annual loss by an entiy, so to 
say, on the credit side of the account. This result la 
obtained by retaining the cleared sites, and by building 
aucb a class of dwelling that the rents received from the 
tenants will be sufficient, not only to pay the Interest on 
tbe debt Incurred for the construction of the buildings, but 
■also to gradually build up a sinking fund, which at the 
end of a fixed period will have amounted to a sum sufficient 
to pay off. not only the whole cost expended In the con- 
struction of the buildings, but also- tbe market value of the 
cleaired sites on which the buildings were erected. The 
advantage of this process will at once be refllized, IE It be 
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assumed Uiat tlie rateiiay^cs of sixty years ago had beeit 
in a poBltloiLta adopt, and bad adopted, a similar pollcy- 
The County Couucll would now bave been In posesslon 
of a source of Income from tbe rents of the property, which. 
Income would have enabled It to raise new loans for the 
execution of sew clearance schemes on an extended scale 
without any cost to the pvesMit ratepayers. As matters stand 
the County Council Is not in this position, and apart fronv 
the sanitary aspeit of the improvement, the only way in 
which present ratepayers may gain satisfaction Is by watch- 
ing the gradual growth of the Sinking Fund set apart out 
pf the rents received for the repayment of the debt for con- 
struction. This SInliiug Fund amounted on 31st March, 
189S, to £6.324. On 31st March, 1809, it will have accumu- 
lated to £10,000, and its future accumulation will be more 
rapid as it is invested at compound interest, aild Is con- 
tinually being added to by the opening of new build- 
ings and the consequent enlargement of the rent roll. Cor- 
rected by the two disturbing influences of depreciation from, 
wear and tear, and appreciation from the constantly in- 
creasing cost of production, the total of the Sinking Ftmd 
gives some Idea of the actual capital value of the Council's 
property after repayment of all loans raised for Its con- 
struction. 

It Is obvious that the successful execution of this scheme- 
depends upon the management of the municipal estate, 
BO that it Is carried on without chaise to the present rate- 
payers. Consequently the rents must be sufficient to meet 
all possible costs of management, such as repairs, ralea 
and taxes, provision of gas to the staircases and yards, 
wages of caretakers, and headquarteo: management ex- 
penses, and to provide a balance large enough to pay in- 
terest on the loan and to make the necessary annual con- 
tribution to the Sinking Fund. And it may be noted that 
the loan must be sufficient to provide for the market value 
of the land and all coats of constnietlon. Including the 
architectural and other expenses incidental upon the con- 
struction. The actual financial effect of these provisions 
is to necessitate buildings being erected with a net earning 
power of 3i per cent. 

Tbe County Council has had to contend with a good many 
difficulties In this matter. When It came into office it 
found itself in possession of numerous small sites that 
had been cleared by the Metropolitan Board of Works, but 
which were so unfavourably situated that nobody would 
buy tbem. It also, found Itself obliged to build on certaiifc 
marsh lands in the neighbourhood of tbe Blackwall Tunnel, 
to house the persons displaced by tbe construction of the 
approach roflfls. The sites were offered by auction. 
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feat BOt a bid wa« obtftloed. Tlie Home SecvMacj' wmiM 
aot.'pemiU the approach to the roada M be fotVMd unUl 
ttala aew accommodatloii bad beeo uompleted, and he «lm 
Interrened ia the caae of some of the etbra that b«d bctn Mt 
MIe hiy the Metropolltau Beard of WorkB. ConeeqaAiitly 
brilldli^a bad to be erected, which meant a loss ; and tMs 
kHM must reappear each rear UDtll a eafHctcot ipix>6t «ui IM 
Mtmwn on achemee initiated by the Ooiincll. 
'^ At the present date the Council has blocks of tenemMit 
dwenings and sets of cottaf^a occupied. Tlie dwellings 
BOW In occnpation consist of 1,268 tenements, contnlnlDK 
5,261 rooms. In addition the Parkei- Street LodglOK 
House provides 324 beds. The total niimt>er accommodated 
to date ts 6,892. There are aleo IT shops, SS workshopn, 
'12 stables, and 20 sheds. The gross weekly? festal on 31at 
March, 1898, was nearly £400, and tHe avetaKe rent per 
'-weeb per room was 2s. itjd. The following is a list of tlie 
■dwellings now In occupation, with details of the Incone 
'and expenditure for the year e&dlnK March, 188S:— 

"Tbe accounts of all dwellings erected by the Gonncll up to 
■Bd Including 31st March. 1998, Including sites Inherited 
from the Metropolitan Board of Worba and the Bla«k- 
waU Tunnel Be-taoualng :— 
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Xiimehause, Beachcroft BuildiDgs 620 230 473 731 

fa) D^tford, Hughes Fields . . 1,600 533 1.537 2,070 

Sbadwelt, Cable Street 1,080 533 1,038 1,600 

Drary Lane, SheltMi Street .... 1,4m 41€ 708 1,166 
St Luke's Coatermeng^v' Dwell- 
ings 580 387 .251 W8 

lb) Poplar, Yabsley Street .... 720 «A6 «SB 9»j 
)b) Greenwich, W'estvlew, Araii- 

tage, and Collerston Cottages l.ieo 363 1,S02 lt«86 

(b) Greenwich, Idenden Cottages 1,080 297 665 S^ 
fihoreditch, Goldsmith Row .... 450 132 »18 4S0 
3ethiial <>fee&. Boundary Street 

Estate ftTOO 4.466 4.(121 SW? 

Parker Street Lodging Hoose . . •i.veo 1.8B0 HIl 2;8m 

(c) Gnn Street and Gt««n Street 1,7»9 448 S23 l,Wi 
(c) Brsoka Market 260 7T 114 IBl 

a) IMqiriMdtDpvMeaddy MraeMeNUwjr (b>«ftcMMl VhmM 
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'Satal eoficfidtture of tbe cMitml- autboiltr In Loadon as: 
seheDaea. eai^ed out HBder tbe El«uiliig ot tbe WorklngT 
ClaaeaH Aet and prevlouB Act up to tbe €ttd of 1897 lui» 

Olearanw of Unh*wMbr Areas nnfler Part 1. . . iil,tft)0,6tS 

Clearance of Unhealthy Areas under Part II. . . 51.136- 

Dwellings under Part I aW.UW 

Dwellings under Part II 3,066 

Dwellinga undei- Part 111 Sa.lT!* 
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Buildings uDder Part I. of the Act . . . . £1U,380 £l»,5i:f 
HuUdlngB uuder Part II. of tbe Act ... . 280 l»l 

UuUdings under Part III. of the Act . . . . 5,250 4.IJ31 

£24,900 £23,331 
The approximate capital expendltore to date npon land 
and buildings bae bera £500.000, and tbe cost is about 80. 
per cubic foot, Includiog all expenses incutred in the con- 
Btruction of tbe buildings. All tbe dweUlngs built by tbe- 
Council, with the exceptlou of Henley and Walter BuUdlngSr 
Boundary Street area, and tbe Shelton Street BulldlugSr 
liave been designed by Mr. Tbos. Blashlll. F.K.I.U.A., the 
Conncll's Architect, assisted by Mr. Owen Fleming, Assis- 
tant Architect, and bis professional colleagues in tb«- 
houslng branch. 

GLASGOW. 

The municipal renaissance in Glasgow dates from the- 
passing of the City Improvement Act of 1888. which wa* 
canTled out by the Town Council In Its capacity of Improve- 
uwint Trust. By this Act power was given to buy an area, 
of 88 acres iu tbe centre of tbe city, inhabited by over 
51,000 people. These people were living in a densely over- 
crowded and Insanitary condition. The narrow wynds and' 
doses of tbe Saltmarltet and the Bridgegafe were moral 
asd physical plague spots— a tempting field for disease and 
a menace to tbe health of the city. 

This Imprevement Trust lias completely transformed a 
large area In the centre of the city. In place of narrow, 
Utby courts, with overcrowded tenements and crooked 
streets, are to be found One, wide streets, lined with ebop» 
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«nd healthy houses. Thirty oew streets were made, and 
twenty-Bls streets widened, occupying 100.000 square yards, 
formerly covered with houses. In the area which was 
demolished were many common lodging-houses of the very 
lowest type, frequented by people ot the worst character. 
Private enterprise failed to provide a remedy, and the Trust 
had to step in and ea«ct municipal lodging-houses, which 
, have done a great deal to Improve the character ot the 
p««p1e who frequent such institutions, as well as the similar 
:accommodatiou provided by private Individuals. The Trust 
covered in two filthy streams which vnn through the in- 
:sanitai'y districts, and It acQulred and laid out Alexandra 
Park. It purchased two estates in the suburbs, and had 
them laid out for worklug-class dwellings. After its first 
zeal as a reforming agent, the Trust lapsed into a quieter 
groove. It cleared, It demolished, it made streets ; but 
beyond the lodging-houses erected about 1870 It did not 
Itnild. It held a large amount of the old property, and 
"between 1877 and 1889 was the largest owner of insanitary 
property in the city. The short-sighted policy of selling 
the land for others to build on was fortunately defeated, 
as the Trust could not get a good price for its land. lu 1889 
:a new development took place. The Trust decided to build 
itself. Since then It has shown commendable enterprise 
in erecting dwelling-houses. Between 1889 and 1891 over 
800 houBCH, with an aggregate rental of f7,883, were demo- 
Ushed, and 335 houses, with a rental of f 7,078, built, and 24 
tenement bloclis, estimated to cost £55,000, were in course 
of construction. These have since been built, and others 
aire belug erected. Nearly 7,000 people are now living In the 
municipal bouses, and only about 200 of the old unimproved 
houses on the estate remain. 

MUNICIPAL LODGING-HOUSES.— The municipal lodging 
liouses were the earliest building epterprise of tne Trust. 
Between 1878 and 1879 six lodging-houses for males and 
■one for females were erected. Enlai^ements have been 
made since, but no new ones built They accommodate 2,377 
lodgers, the chaises being 3Jd. and 4jd. per night, the 
additional Id. being paid for two sheets. The houses are 
suitably hullt Each sleeper has about 400 feet of space In 
the dormitories ; there is ample bath and lavatory arrange- 
ments. The kitchen' utensils are at the disposal of lodgers, 
and victuals may be bought at a "shop" kept by the superin- 
tendent There is a commodious dining-room, and in 
Tvlnter entertainments, readings, lectures, and dramatic re- 
citals are given In the houses tor the enjoyment and in- 
'Stmctlon of the lodgers. 

ARTISANS' DWELLINGS.— Dwelling-houses have been 
-erected by the Corporation costing over £210,000. The 
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buildings are malnlj in Saltmarltet, Htgb Street, and Tron- 
gate. In the principal streets sLops occupy the ground 
floor. Ttie dwellings overbead are, iusome cases, above 
the Btaudard required for labouring men. They are occupied 
by mechanics, policemen, clerks, and small shopkeepers. 
The poorer classes of working-men are also being provided 
for, the rent. In some cases, being as low as £i 10s. a year 
for a well-equipped single room, and £6 I63. a year for two 
rooms. The houses are Temarkably well built The stair- 
cases are wide, and are open, according to the Glasgow 
system. The one-roomed bouse la 12 feet 6 Inches by 15 
feet, and Is 10 feet high. A screen of corrugated-iron T 
feet high cuts off part of the room, and this portion is sub- 
divided Into two bed-closets. The Corporation has erected 
a laundry and baths for the use of Its tenants. At a 
-charge of a penny per bouse the women have tlie use of 
a well-equipped laundry. A recreation-room is provided 
for the children while their mothers are in the laundry. 
This laundry is only open to others when it is not required 
by the Corporation's tenants. 

During the past year there have been completed In the 
Central District tenement buildings In Trongate, King 
Street Pamie Street, and St Andrew's Street ; In the 
Western District, six tenements in Stobcross Street ; in 
Ae Nortbem District tenem^its in Collins and Mason 
Streets, Castel Street, and Stirling Road and Barony Street 
and three blocks of labourers' dwellings In Cumberland 
Street, Caltou. which alone contain 100 houses at rents 
between £5 and £10. The total buildings enumerated were 
erected at an estimated cost of £7i,000, and contain In all— 

ATerM« BenUL 

55 One-apartment Houses £7 

270 Two-apartment Houses 10 5 8 

32 Tbree-apartment Houses 16 10 

Including the above properties there bare been erected 
1)y the Department 32 separate properties, containing l,luit 
bouses and 160 shops or business premises. The rents 
of the houses range from £4 10s. for the single apa>rtmeuts 
in the blociJS of labourers' dwellings to £16 for the tiiree- 
apartment houses In the ordinary tenements, with a few 
Itouses of larger rental on tbe Trongate frontage. 

In regard to tbe size of the houses the dlstributloo is 
as undeirnoted :— 

287 One-apartment Houses. 
127 Three-apartment Houses. 
679 TwO'apartment Houses. 
10 Houses of larger size. 
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Tbe aggregate cost of the bslldlngB a» at SlBt Mar last 
Vas Bomen-hat over a qnarter of a mlllloD ateiilag, the gross 
■vntal belt^ £l»,Ki9. 

There are at present In course of erection 9 tenements,' 
6 being In the WesteTn and 3 in the Calton District, which 
are estimated lx> cost £1S,144, and to give bouse accommoda- 
tion to some 82 lamilles in dwellings of one and two apart- 

With the eompletioa of these last-mentioned buildings, 
nractically the whole of the areas acquired under the 1806 
^ct, with two exceptions, one In the Central ]>istrlct 
fronting on High Street and Bell Street and anotbet at 
Greenbeod, Calton, will have been covered with new and 
Improved dwellings, which are almost wholly occupied by" 
mechanics and other classes of workmen. 

There are seven lodglng-honses belonging to the Depart- 
ment, containing in all 2,469 beds, and during last year 97 
per cent, of lie whole were occupied entirely, against 97 
per cent, for the previous year. The return on the gross 
original cost of the lodging-houses was equal to £5 28. per 
cent. 

The dwelUngs and the estate formerly under the control 
of It separate trust now form tlie Cot^iorstion City Improve- 
ment Department, in charge of Mr. William C. Menzies,. 
Manager. 

A MUNICIPAL FAMILY HOME.— The ejection of a 
Municipal Family Home, at a cost of £17,000, is the latest 
development of the Corporation's policy. This unique in- 
stitution was opened in 1806. It Is Intended for the use of 
widows and widowers and their cliildren. The children 
of tUe class are in a most helpless condition ; wben tbe 
mother or father Is out at work all day tbe children are 
neglected, or they irun atiout the streets, l>ecome demora- 
lised, and perhaps eventually sink Into the ranks of the 
vicious and criminal. The Home contains a large dining 
hall, a recreation -room, and a kitchen. To suit those In- 
mates who desire more privacy, there are small kitchens 
and dining-rooms on the different floors. The<re are IW 
rooms, each capable of accommodating one adult and two 
children. They are heated with hot water and lighted 
with electricity. There are nurses who take charge of 
children during the day. They have a playground and a 
oreche, and are well fed and attended to. The Home Is 
not Intended to be a charitable Institution ; but neither Is 
It expected to pay. It Is meant to provide hopje comforts 
to a class who have none, and to enable them to live econo- 
mically. Applicants have to fill up a form stating age,. 
occupation, date of bustmnd's or wife's death, &c., and 
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must give r«teronoeB. The chargea are— For motber ivltlk 
one cblld. 3b. 2d. per week ; for moAer with two cblldren, 
3e. lOd.; with three children. 48. Chftrges for widowers are 
Is. more. The tariff for board Is as follows:— Breakfast, 
2id.: dl^Der, 4a; tea, 3d. Children's board per week. Is. 
lOd. for one child ; 3s. 2d. for two childFen ; and 4s. for three- 
children. There are no other charges. 

The Family Home has beep gmduallr growing la favour 
with the tenants for whom It wa« Intended, and about 
one-half of the 160 roomB arailable for tenants are now 
occupied. 

The gross receipts for the above year were £1,607. agalnsi 
£030 for the year ending at 3lBt May, 1807. 

IMFBOVBMENTS ACT, 1897.— The King Street and High 
Street areas have now been almost wholly acquired by the 
Corporation, and competitive plans, which have been re- 
ceived from airchltects in response to public advertisement 
for the reconstruction of the area, are at present undw con- 
sideration of the committee, wltjt the view of selecting a 
scheme whose author shall be entrusted with the carrying 
out of the first building operations. 

COST OF THE IMPROVEMENT SCHEME.— The Co»^ 
poratlon was anthOFleed to levy a 6d. raM for the purpose 
of Its Improvement scheme. It has spent nearly two million 
pounds in the purchase and Improvements of lands and 
buildings. New buildings, includiag the lodging-bouses, 
have cost £300,000. The lodging-houses have brought a re- 
turn of between 4 and 5 per cent on the capital Invested 
in them, and the shops and dwellings have been still more 
profitable. The Trust has sold property or recreated feu 
duties to the value of over one million, and It holds property 
ex^uslve of feu duties, valued at £700,000. The amount 
which it has drawn from the rates In 30 years Is close oa 
£600,000. The rate is now stopped, as the scheme hae- 
become self-supporting, and will soon yield a profit 
Against the payment for the rates the Trust has to show 
the Alexandra Park, 100,000 square yards given up for 
streets and squares, £100.000 spent in making new streets 
and the covering In ot the two streams or bums which ran 
through the property. 

NOTES ON THE NEW IMPROVEMENTS ACT, 189T. 
—The Improvements and General Powers Act, 1897, received 
the Boyal Assent on 6tb August, ISOT, and It Is now ip opera- 
tion. It provides for the widening of Nelson Street. Olty, 
giving the Corporation powers to acquire certain lands and' 
buildings for this purpose. Compulsory powers are also 
given to acquire lands and buildings in seven different areas 
throughout the city, which are now In such a congestedi 
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and insanitary condition as to be luJnrlouH tu the idofbI 
and pbfsical 'n'elfare of the lubsUtants, and for the recon- 
stituting Bame by tbe erection of dwelHns-hooses for tto 
labouring classea. 

Tbe extent of tbeee areas taken tof^ther is abont seven 
acres. Tbe compulsory powers of purchase laj>ee after tbe 
expiration ot three years. In connection with tbe purchase 
special Instmctious are giren to the valuator to take Into 
account the Insanltar}' or dilapidated condition of the sub- 
jects of arbitration. 

By tbe same Bill general powers are glveu to deal witb 
tbe scheduled areas by taking down exlRtlug buildings, 
to lay out such lands, to sell and dispose of the same, to 
erect and maintain buildings tbei'eon containing dwelling 
bouses and sbops or model lodglng'bouses, to let tbe same 
for rent, or to sell and dispose of them as may be deter- 

Special power bas been given to the Corporation to 
acquire 25 acres of land within tbe city or within a radlns 
of half-a-mlle from tbe boundary of the city for the purpose 
of erecting dwellings for the poorest clasBes. Tbe amount 
to be expended on the purchase of those lands and tbe ei^ec- 
tion of buildings thereon Is limited to £100,000. 

Pow-er has been given to the Corporation to borrow 
£560,000 for carrying out tbe provlsious of the Act and 
power to assess upon the owners and occupiers of all lauds 
and heritages within the city, and annual assessment ol' 
Id. per £ on the rental or annual value, to be equally divided, 
between them. 

Before any property scheduled bas been aopilred, tbe Sec- 
retary for Scotland is to be satlsfled tliat suffli'ient accom- 
modation Is provided within a reasonable distance of tlie 
areas for the population displaced. 

ABERDEEN. 
A common lodging-bouse has been built at a cost 
to date of £10,759 (to accommodate i}2 lodgers per 
night). In January, 1897, a veirort was adopted for erect- 
ing workmen's dwellings, and tbe site was acquired two 
and a quarter aci'es In extent, tbe pHce for which was 
£2,700. Eight bouses have now been erected to accom- 
modate 71 tenants. The estimated cost of each bouse com- 
plete is £750, and the rental £62. Each house contains 
nine tenants, five with two rooms each, and four with one 
room each. Tbe houses are plain, but substantially built, 
A washhouae Is provided for each three tenants. 
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BIRMINGHAM. 
Twenty-two artisans' dwellings were erected Id Ryder 

:Street In 1890. Rents, 5b. 6d. and ds. Receipts and ex- 

jjendlture from March 3lBt, 1807. to March Slst, 1898 :— 
Gross rental, £332 4a. 6d,; Bents received, £325 Ts. Interest 

3ad Sinking Fund changes, £173 Is.; Rates, £54 9a. 2d.: 
Repairs, £10 28. Id.; Commission on coUectlon. £8 2b. 8d.; 
—£245 14s. lid. Profit, £79 12s. Id.; equal to a ground 
rent of 9d. per square yard. Elgbty-one dwellings wen* 

'erected in Lawrence Street In 1892. Rents, 5s. to 6e. 3d. 
per honse. Receipts aod expenditure year ending March, 
1896:~Gross rental, £1,194 14s.; Rents, £1,181 5a. 6d. In- 
terest and Sinking Fund, £544 2s. 4d.; Rates. £204 5b. 4d.; 
Repalfs, £100 15r.; Commission on eoUectioa, £29 10s. 8d.; 
Total, £878 13s. 4d. Profit, £.302 128. 2d.; equal to a ground 
rent of lOid, per yard. The dwellings cost £18,000 to build. 
Last year tlie Corporation took up another scheme. The 
city found tliat the cottages already built were not serving 
the labouring classes, and were quickly snapped up by the 
well-to-do artisans. The Corporation felt that something 
should be done for the poorer claasea. and have prepared a 
scheme for cheaper cottages. The plans provide for tene- 
ments In four terraces. The tenementa ai'e sRlf-contatned, 
one set of rooms on tbe ground fioor and another on the 
floor above, each having a separate entrance from tbe street 
Twenty-foar of the tenements will consist of living and 
bedroom only, twenty-eight of living toom, and two bed- 
rooms, and nine will vary to suit tbe re<iuirenients of the 
site. Tbe rent suggested to be charged is Is. 6d. per week 
per living room. The rents, after paying Interest and eluk- 
Ing fund, are calculated to leave a margin sufficient to 
pay a ground rent on the land of 2id. per yard. 

THE CITY OF LONDON. 

The Corporation of tbe City of London maintains blocks 
of tenement dwellings In Farrfngdon Road and in connec- 
tion with the Metropolitan Cattle Market, Islington. 

Rent from Parringdon Road dwellings, £3,964 ; Expendi- 
ture, Including £112 commlBslon on rent collection, £1,5^9. 
The amount of interest and sinking fund charges are not 
;shown in the accounts, but the. amount of proflt is indicated 
by tbe income tax iMiyment, which would make it about 
£600. Rents from Cattle Mairket dwellings, £1,818 ; Ex- 
penditure, £574 ; Interest and loan merged in market 
accounts. 

The old Commission of Sewers carried out an important 
liousing scheme on the borders of Wbitecbapel. A slum 
Area was cleared nineteen years ago at a cost of £120,526, 
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IS- 

SDd dwellings eamited thereon coeting £80,889. There are 
4ve Uoobs of tanemente containing 4S three-room tone- 
msnts, 174 two-roomed tenementa, and 24 one-raftmod dwell- 
ings. Thet« are % shops and 34 roomi In tlie rear. The 
moma are well fitted up, and are never withont tenaiitfi. 
The rents are Bs. per week for three rooms, 7s. for two 
ntoms, and 4h. per week for one room. The groBe rental. 
tneluding the shopH, Is £0.000 a year. A large anm Ui spent in 
Blabtaig aD artealan well to provide the tenants with water. 
Instead of purchaaiog a supply from the uompanlee. The 
dwelllttgB return a smaU percentage on the capital outJay. 

CBOYDON. 
The CorporetloD has erected a municipal lodging-house' 
and ten cottage dwellings. The lodging-bouse has been 
open for nearly three years, and has aocomniodatton for 
m men and 34 women. It cost £7,43S. The men's section 
has been self-supporting since the openlnf, but the women'» 
section has not been so well patronised. The woi^men's- 
cettages are of a superior kind, and are let at a rent of lOs. 
pec week. 

DOUGLAS. 
The Town Council has spent over £80,000 on saaltary 
Bchemes and artisans' dwellings. There are two blocks, 
the second one only recently oc-oupteri. The receipts for 
year ending 3tst March, 1898. £454 15s. 8d.; Expenditure, 
£113 ; Interest, £372 ; Slnkhig Fund, £130 ; Total, £610. 

DUBLIN. 
The City Corporation has undertaken large clearance and 
improvements schemes, and also possesa muuicipal aii'ttsans' 
dwellings In some cases the system Is adopted of letting 
the dwellings to the Artisans' DweUlngs Company. During 
1884 the receipts under the DwelUnfi House Improvement 
Fund were £15,143. The Artisans' Dwellings Company 
rented the buildlags on the Cooper Street and Plunkett 
Street areas, paying the Corporation £348. The Corpora- 
tion's expenditure was £70. The labourers' dwellings and 
lodging-houses in Benburb Street brought a revenue of 
£1,510. The payments for maintenance were £1,051. Bow 
Lane labourers' dwellings produced an income of £663 : 
maintenance, £257. The White Lane Area Scheme was only 
l>elng carried out, and towards It £9,189 was paid during the 
year. Payments amounting to £2,623 were made on Black 
Hall Place Scheme, Interest and loan charges under the 
various schemes nmounted to £1,900. 
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EDINBURGH. 

The Corporation baa iiDd«rtak«ta a large scbeme under tke 

HousbiK of the WorklBg daeaes Acts, and hotMee are tai 

coiiree of evection. Capital outlay up to 15th May, 1SU6, 

FOLKBSTONfi. 



GREENOCK. 
The Corporation built a number of artiaane' dwellings In 
1886. at B rental of from £fl to £11 per annum. The rent 
iccelved lost year waa £8.547 10a. 4d.; and the expenditure, 
Including charges of interest and repayment of capital, 
i8.234 9b. m.; the defldt being met tty a rating of 5d. per £. 

H0RN8BY. 
The District Council of Homsey has shown great enter- 
prise In providing cottages for the woriiing classes. Over 
100 cottages, built at a cost of £30.000, were occupied last 
year, and nvw the Council has a aebeme for the erection 
«f CO more at a coat or flEr.OOO. 

HUDDERSFIBLD. 
The Corporation was the first in the United Kingdom 
to erect Municipal Lodging-honses ; and in 1882 erected 158 
dwellings for the labouring classes under the powers of 
A local Act. They have been constantly occupied since 
thetr erection. The capital expenditare was £28,945. The 
rents of the houses vary from 4s. 8d, to 5s. 6d. a weefe ; and 
the total amount received last year was £1,8S4 lis. M.; 
expenditure, £1,901 lis. Hd.; which left a debit Lialance of 
j(17 08. Zd. This ts owing partly to the Wgh rate of intei^t 
«a tbe mpttal, tn addition to a groniid rent of £188 and the 
cost of heavy repairs. Each dwelling consists of a living 
room, sculled, three Iwdrooma (including attic), and cellar. 

MUNICIPAL MODEL LODGINO-HOVaB. 

The Model Lodfftng-tionee for the Uibotiriiig classes wfls 

provided hg the Unddetsfield Commissioners In 1R53, at a 

-cost of £3,000, with departments for moles, females, add 

nmtned couples, and a UechanlcB' Htrme. The bulldliig 

Was extended Ifl 18t8 by a foilber expraidltDre ol £1,500. 

The charge for married couples Is 6d. per dtgbt, 
alhgle males and females 3d. per night, and tbe Mechanics' 

Borne Qd. per night. Ttie lalter has better accommodation. 

l||ohldtBg.a'Mnre) for Us own sxefaMive aae and a t^mtt la 
litstedSe«W,>«Mllb«Bo«N>'«W«ecMamMlMeMiMa. fti»- 
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TiBlon Is made In the dflyroom for 130 men. BxtensiTe- 
alteratlona have been carried oat to these premlBea, onct 
modern ImproTemeutB bare been made, all of Trhlch bave 
been paid out of tbe revenne. Tbe Income, after proTidlnz' 
for Interest and sinking fund, Is nearly equal to tbe expen- 
diture and Interest Ijiat year the salaries and wages wera 
£351 15b. 2d., and the maintenance £681 10s. The income 
was £973, The number of persons in tbe Model Lodging- 
bouse last year Is as follows :— 

No. of ^^^ST 

Male Department at 3d. per night .... 43,947 845- 

Mechanics' Home at 5d. per night .... 13,848 266- 

Married Couples at 6d. per night 6,312 121 

Single Females at 3d. per night 4,260 83 

Total 68,367 

KEIOHLEV^. 
Tbe Corporation has erected twelve a>rtl8ans' dwellings at 
an outlay of £3,156. Uross Income. £172 ISs. The Corpora- 
tion pays the rates and provides the water. Rents charged, 
Ss. 6d. and 5s. 9d. per week. 

LANCASTER. 
The Corporation has erected a lodging-house. Receipts 
last year, £272 ; Expenditure— Rent, £50 ; Wages, Repairs,, 
etc., £1S0. 

LBlCESTEa. 
Part III. of the Housing Act has been adopted by the 
Corporation, and a sum of £8,000 Is to be spent on the 
cottages. 

LEITH. 
Id connection with Its Improvements scheme Leith Towa 
Council has given off ground Tor erecting workmen's dwell- 
ings, and has erected a municipal lodging- house. The 
lodging-house was erected at a coat of £6,200. The revenue 
for the year ending May, 1898, was £1,444. The expenses. 
Including Interest and payment of sinking fund charges, 
amounted to £1,079, leaving a surplus of £224. 

LIVERPOOL. 
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abops. Labourera' dwellings were erected In Juvenal Street 
In J891, consltitlng ot 100 tenements and 1 shop. 

Coat— The cost of the Victoria Square Buildings wa» 
£«8,O77-£10,l^ for land and £57,952 for buildings. 

Rental.— Fli'st and second Boors— 63 three-roomed dwell- 
ings, rental 5s. 6d. per week; including 82 two-roomed dwell- 
higs, rental 4s. 3d. per week. Third and top floors— 23 three 
■ roomed dwellings, rental 5s. per week ; Including 81 two 
roomed dwellings, rental 38. 6d, per week ; Including 21 two 
roomed dwellings, rental 29. per week. Total weekly rental, 
£57 12b. 9d. The gross rental of the buildings for ten years 
came to £29,802 lOs. 9d., of which there was actuaUy col- 
lected £28,413 liis. 2d., or over 93 per cent. Empties re- 
presented £891 2s., and irrecoverable arrears £254 198. 8d. 
The average percentage of profit, including the shops, 
during the ten years was £2 lis. 6d. per cent. In 1895 
the percentage was only £1 14s. 5d., as during that year 
the dwellings were painted outside. 

Juvenal Street Dwellings are intended for labourers and 
not skilled artisans. 

Cost.— £16,166, of which the land represents £3,(M5. 
There are only 2 three-roomed dwellings, there are 45 one 
roomed dwellings, and the other- two-roomed. 

Rental.— The rents vary from 2a. per week, with gas, up 
to 5b. 6d, for the 2 three-roomed houses. There are 182 
at 2s. 3d., and 20 at 2s. 6d. Total weekly rental, £16 19s. 
9d. Total gross rental tor five years. £4,446 9s. Actually 
received, £4,069 9s. lOd.; or nearly 92 per cent Empties 
amounted to £130 18s., and irrecoverable arrears to £117 
.4s. lOd. Average percentage of profits, £3 6a. 7d. 

Just now dwellings are being erected which are modela- 
in design and arrangement One set near Vauxhall Road, 
one block of 18 two-story houses; ground floor, consisting of 
living loom, 14 feet by 13 feet 6 Inches ; bedroom, 14 feet 
by 9 feet, with bed recess 6 feet 8 Inches bj 4 feet 6 Inches ; 
and scullery, 7 feet 3 inches by 7 feet; rent, 4s. 6d. per 
week ; upper floor, one extra bedroom, rent, 58. per week. 
A second block of six houses, simitar In construcdon 
but rooms slightly larger ; same rent A thlM block of 10 
similar houses, rental of four of which, being smaller, will 
be less. Each house has a s-eparte W.C. and sto«^ge for 
fuel. All the houses are two-stories only, and the entrance 
la direct from the street. Estimated cost of buildings and 
land, £6,209; annual rental. £414 14s.; outgoings, £165 17s. 
6d,; net revenue, £240 16s, 6d., or 4 per cent. 

The above dwellings are on freehold land belonging to th& 
Corporation, and are under the Corporate Estate Surveyor. 
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Foi4>8tr«et aad QUdRrt^ Oardem Enrc41lDSs.— Tbese eoBK 
under tbe City Bngloeer's DepaFtment, and are of three 
typea. Type 1— Twenty-one houscB three etonea in lislglit ; 
tworoomed tenHmeuts. ground floor entered from tbe street, 
upper floor from a common balcony In rear ; there are yarda 
for both floors ; area of each house 35 sqnare yards. Type 2 
— Two houses of tbree stories ; ground flooi of four-toomed 
teoements ; ni>per floor two-roomed tenements ; area of eaeli 
house OS square yards ; there are yarda as before, and a 
W.C. for each dwelllitg. Type 3— Klve houses In Uocks of 
tbree stones ; ground floor contninbig a tenemeilt of three 
rooms ; upper stottes two-roomed tenements. Two footway 
streets or terraces, 30 feet wide, are constructed between 
the hoDses, and l>ack streets at the back of the houses are 
*9 feet wide. Estimated cost,— iJtreets, terraces, and pasmiges, 
£3S» 14s.; building, £5,510; total, £5,83S Ue.; with land, 
£7,668 7s. The City Engineer says the problem he is trying 
to aolye Is tbe provision of houses for the poorer classes of 
labourers at a unit of about la. per room per week rental, 
-aad that in most eases two iwnns will be suAolsnt Beti- 
mated rental, allowing JO per cent, for ontgoiags, £3Si. 
Return on land and buildings, £4 48. Od, per cent per annum. 
Tbe Engineer believes that such houses would be easily 
sought after, but he adds, "In order that the scheme should 
be auccessfully worked It will be necessary that the Cor- 
poration should build tbe houses themselves, and keep them 
In tbelr own possession. 

JLiNCHBSTEE. 

The Blanchester Corporation owns two blocks of labourers' 
dwellings ; It holds a good many unhealthy dwellings pend- 
ing removal or reconstruction, and a scheme Is now being 
considered for building more dwellings nnd lodging-houses, 

Capltal.'-The Oldham Boad dwellings and shops cost 
£104,29? for land and bulkUug ; Pollard Street labourers' 
dwslltogs cest £32siB2& for land aad bu44ahic, 

ReTenue.— The rents from the OMh«m Hoad dwelHnvs (Wil 
shops for year ewllng Mst JIawh, »8e8, were £$aee ■ p»y- 
mei«a, £1,712. Bents fr«m POHard Street i}wen4nil>s, 
£1,138 ; payments, fOSO. Receipts from uuheaHhy flweS- 
ings, ISftl : payments, £5,888. ittteieBt on iMtns wHh re- 
spect to tbe whole scheme, £B,T71 ; stMlug ftmd cMr«eB, 
£3,1I». 

The CorporatioR hM a sWaK blowk of ftrtlsmis' dwrilWiW. 
Le«t year tbe laeome was i5ltO, aad .the ei^^iditm-e £^0. 
ThewDtB areaonJtsj M. to fis..pttr ««ek. 
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PAISI.EV. .. 
Paisley Corporntloa nrntutalns a miiiilcipa) lodging-bouse, 
erected In 188S. The intome from the house last year 
was £907. and tbe exi>euaiture £786. The charges are HA. 
and 4d. per ulght. There were 23.470 lodgers at 4d., and 
24,505 at 4|d. Two bedi-ooms are also let, ■ There Is'a 
chArge of Id. for hathn nud Id. tor bllllanls. 

PLYMOUTH. 
The Corporation has iidopted Part III. of the Act. 

PORTSMOUTH. 

The Corporation has cleared a small area, and afterwards 
sold the land with the stipulation that twelve houses be 
erected in accordance with Borough Engineer's plan. No 
stipulation, bowevei-. was made as to tbe rents to be 
charged. 

RICHMOND (SURREY). 

Cottage dwellings for the working classes bare been 
erected at a cost, with i-oad and sewers, of £11.000. Renta 
charged. 4s. tSd. to Us. per week. Rents. £1.(37. Expen- 
diture (Including loan and Interest), £948. 

8ALFORD. 

The Salford Corporation has acquired a lai^e Insanitary 
area, which It acquired at a cost of £52,000, with tbe view 
of clearing It and erecting artisans' dwellings. The rentat 
from this property for the year ending 25th March. 1897, 
■was £1,271. The cost of repairs. Interest, &c.. was £2,6«8, 
The Corporation has erected a. block of artisans' dwellings 
and a munlclpnl lodging-house. 

Artisans' Dwellings.— Cost of erecting the artisans' dwell- 
ings In Queen Street. £11,761. The weekly renta last year 
amounted to £749 ; and the eKpeudlture— Ground rent, rates, 
taxes, £176 ; gas and n'ater, £49 ; repairs, £17 ; interest and 
sinking fond chaises. £570 ; wages, &c., £26 ; making total, 
£838. 

Lodging-house.— The model Lodging-house erected by the 
Corporation in Bloom Street has coat £17.000. Rents last 
year, £2.047 12s. 2d. Expenditure— Salaries and wages, 
£787 ; rates, taxes, insurance, £1S1 ; coal, gas, and water, 
£237 ; repairs and requisites, £171 ; interest and sinking 
fund, fl.ll3 ; total (with sundries), £2,525. 

Tbe total expenditure under tbe dwelling-house improve- 
ment fund has been £77,149, and the subsidy from tbe rates 
last year wa» £2,027. 
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SHEFFIELD. 

In 18M the GouDcil obtained a Pioilalonal Order (or an 
Improvement Scheme under Fart li. of the HouslnK Act. 
flBd a large area Is being dealt with. The Bcheme will coal 
±«0,000 to «an7 out. Tbe Council adopted Part 1. ol titie 
Aet laflt jear. 

SOUTUAIIPTOX. 

Loans are being applied tor under Part II. far a scheme 
-dealing with 30 acres of laud. The Corporation are erect- 
ing municipal lodging-houaes. f 10,500 ; artisans' flats, £7,000 ; 
to house 187 in the first and IIG in the second. 

SWANSEA. 

Tlie Corporation has built artiaanB' dwellings. The rent 
last year amounted to £1,084. Most of the property was 
■under lease. The espenditure, which was mainly interest ou 
loans, waa £4.569 : the balance, £3,483. being <irawn from the 
general accounts. 

TUNBRIDGE WELLS. 

The Council have purchased three acres of land for the 
■erection of workmen's cottages. A scheme is being pre- 
pared. 

WEST HAM. 

The Council has adopted a scheme for the purpose of 
•erected 28 dwellings, each containing two tenements, at an 
estimated cost of £12,000, the rent of each tenement being 
58. 9d. per week, and is at the moment erecting the houses, 
some of which it is hoped will be ready for occupatiou at 
Mu early date. 

WEXFORD. 

In 1S8T £2.500 was expended lu pi-oviding 26 artisans' 
dwellings. The receipts therefrom for year nnaer notice 
amounted to £181, The expenditure (which it should be 
■gbaerved includes £128 paid on foot of principal and intereai 
on loan) amounted for the same period to £155. leaving a 
alight profit, which, of course, was applied in relief of taja- 

A scheme for providing 33 houses under the Housing of 
tlie Worlflng Classes Act haa been adopted, and will be 
carried out early in 1897. The estimated cost of erection 
1b £75 per bouse, and the probable rent 2s. 3d. per week. 
These houses are Intended for bona fide labourers only. 
TUey will be two stories high, containing four rooms each. 
and will be provided with yards and appropriate sanitai-y 
«oaTenleQeeB at the rear. 
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^UMIVERSITY 

Under tlie proTlslooB of tbe ArtleanB' and Labourers' 
Ljwelllngs Improvement Act, 187B, the Corporation ecqnlred 
at great cost a conelderable area of land In the heart or 
the town. The sanltarj' defects of thla area being euoli as 
to be Irremediable except b7 some ImproTement scheme 
which would lead to the demolition of most of the houses, 
with a Tiew to a rearrangement of dwelllnge and a recon- 
struction of streets, the Coundl took all necessary steps to 
that i^nd. The entire extent of the "condemned area" WM 
16 acres, InclnslTe of streets. The total capital expenditure 
m respect of the scheme is £267,862. The rate (levied with 
the ImproTemrat rate) for purposes of the scheme last finan- 
cial year was 6d. in the f, producing £6,765. The rents col- 
lected from properties in the area was last year £9i5. Re- 
cently the whole of the surplus properties (except a small 
portion thereof) have been sold, the conditions of thf pur- 
chase being In many Instances the demolition and removal 
of old tenements, and the erection within a reasonable time 
of substantial premises. 



DWELLINGS FOR THE POOR IN GREAT BRITAIN. 
PROVIDED BY PHILANTHROPIC TRUSTS AND 
PRIVATE ENTERPRISE. 

The following facts and figures are taken from Dr. Bow- 
maker's book on " Housing the Poor" :— 

THE PBABODT I>OXATION FUND was established by 
Mr. Peabody in 1862, and the total sum provided by that 
gentleman amounted to £500,000. To this has been addefl 
£640.»W 6s. lid., the rent and Interest received, so that 
on December Slat, 1894, the total Fund amounted to 
£1,140,904 6a. lid., or speaking roughly, the Fund baa 
doubled itself In thirty years. The net gain for the year 
ISM was £29,995 7s. 7d., a slight decrease on the previous 
year, attributable to the Increase In the rates. The pro- 
perties owned by the Fund Include altogether some seven- 
teen groups of buildings, a new block In Stamford Street 
having been lately opened. They comprise 11,261 rooms, be- 
sides bathrooms, laundries, and iavatoiiea. These rooms com- 
prise 5,073 separate tenements— 75 of four rooms, 1.783 of 
three rooms, 2,397 of two rooms. 818 of one room. Since the 
end of the year 48 additional dweUia«8, containine 110 
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rooms faare tx^o occupied ; brlDging tlie total to 5,1''.2 dwell- 
ings, coutainlDg 11,371 rooms. Tbcse dwelllDgs nro occu- 
pied by 19.918 persons. The average weekly eariilDgi vt the 
head of each family was £1 Ss. 5d. The average niiir r>r each 
dwelllDg was 4s. did. per week, and of each rooiti 2s. IJd. 
The reut In every case iDcludes free use of wator, scullery, 
laundry, and bathroom. The vital statistics of these 
dwellings are important, and have been carefully checked 
and confirmed at the General Beglster Offline. The birth 
rate for the year was 36.3 per 1,000, or 6.3 per 1,000 above 
that of all London for the same pen**a., The death rate. 
Including 49 deaths in public Institutions of inhabitants re- 
moved from these buildings, was 15.7 per 1,000, or 2.0 per 
1,000 lower than the average of all London. The infant 
moi-tality was 102.1 In each 1 XIO births, or 4.14 below that 
of Ix>ndon. These figures >«ar eloquent testimony to Ibe 
healthy nature ot the dw'-illngs provided. Objection has 
been taken to the work ^J this Fund on the giwund that the 
Intentions of the foun ler have not been carried out, and 
that the benefits of ine Fund are enjoyed by a class for 
whom they were not originally Intended. In the report for 
the year 1881 the Trustees deal with these objections, and 
quote the words of the late Mr. Peabody himself in support 
of their action. As the report says, "It is clear tliat Mr. 
Peabody fnlly nnderatood and personally sanctioned the two 
leading principles on which his Fund has. since its origin. 
been ^ministered. First, that the bulldingH shall be occu- 
pied by tenants of the working clnaaes, paying a reasonable 
rent ; second, that the income thus obtained shall be applied 
to the construction from time to time of fresh buildings 
similar to those already existing, so that the operation of 
the Fund may admit of indefinite, thougii gradual exten- 
sion." While admitting that they have parried out the 
intentions of the generous founder of the Fund, we are in 
no wise speaking depreciatingly of the work when we ex- 
press the wish that such bequests were used to provide for 
that section of the x>oorer classes whose incomes will not 
allow them to pay the increased rental that must be 
charged for better dwellings, and the housing of whom is 
really the pressing problem. In the administration of these 
buildings very stringent rules are enforced, which, however, 
do not appear to interfere with their popularity. 

THE GUIXXESS TRUST was founded in 1889 by Sir E. 
C. Guinness (I^ord Iveagh), who gave the sum of £200.000 
for the purpose of erecting dwellings for the working classes 
in L<ondon, and a sum of £50,000 to be used for the same 
purpose In Dublin. The London Fund has been further 
Increased by the sum of £25,000. given by the Goldsmiths' 
Company in 1893, and at the end of 1894, with the addition 
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at me mcouie from reata aod investments, amounted to 
£2li0,611 188. 8d. When the bnlldlngs In course of erection 
on the Vauxball Square site, and in Fage'A Walk, Bermond- 
sey. are completed, the total numl>er will be six, providing 
1879, separate dwetllngB, containing 3,740 rooms, besides 
laundries, costers' shede, &c. These dwellings are provided 
with baths, and for the use of the tenants boiling water Is 
supplied from urns night and morning for making tea, as 
well as ft constaut liotwater supply for washing purposes. 
The club or common rooms are well supplied with papfira, 
books, games, &c. On December itlst. ISm, 5,1!!5 persons 
were living In the Trust buildings. Tht; average weekly 
earnings of each family were Ifls. 5d. The average weekly 
rent of each dwelling was 4s. IJd., and of pach room 2b. Ijd. 
This include chimney sweeping, and the use of Venetian 
blinds, common room, baths, and hot-water supply. 

The Dublin Fund, with the addition of rents and invest- 
ments, now amounts to £57,415 Os. 2d. Two buildings have 
been erected in Thomas ('ourt and Kevin Street, the former 
cciitaining 118 tenements, comprising 1^ rooms, and the 
latter 116 tenements with a total number of 221 rooms. At 
the end of 18d4 there were 343 persons living In the Thomas 
Street block, and the Kevin Street bnlldlngs are now fully 
occupied. The average weekly earnings of each family 
was J4s. 7d. The average weekly rent per dwelling was 2s., 
and of each i-oom Is. 9id. 

THE EAST-END DWELLINGS COMPANY, LIMITED; 
was founded In 1884 with a nominal capital of £200,000. 
The aim In view was the provision of dwellings for the 
poorest classes, and this has really been done. The pro- 
perties of this Company comprise some eight buildings. In 
addition to which there are three new blocks in course of 
erection near King's Cross, which will he ready for occu- 
pation during the present year. The rents, iu the Knthe- 
rlne Buildings, vary from is, 6d. to 4a. or 5s. psr dwelling. 
In the Lolesworth Buildings, Whltechapel, the rents vary 
from Is. 6d. to 2b. 6d. The profit for the year ending Feb- 
ruary. 1895. was £0,962 198. 3d., which, with the balance 
bronght forward from 1893, makes a total of £7,640 17s. Id. 
available for dividend. Out of this the Directors have 
carried £1.024 to a reserve fund, which now amounts to 
£2,500. Dividends have been declared at the rate of 4 per 
cent per annum on Preference Shares, and 5 per cent, per 
annum on Ordinary Shares, for the half-year ending Decem- 
ber 31st, 1894. These, with the Interim dividends at the 
same rate already paid, and after payment of Directors' 
and Auditors' fees, leave a balance of £741 Ss. dd. to be 
carried forward to the credit of the next a 
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THE IMPROVED INDUSTRIAL DWELLINGS COM- 
PANY. LIMITED, bad a capital of £500,000 Stock and 
£109.000 Deferred Sliares of £1, all fully paid np. Under tbe 
chairmanship of Sir Sidney Waterlow, this Company baa 
t)een extremely successful, 5 per cent dividend haying been 
regnlarlj' paid on the inreated capital. The freehold 
estates of the "Company consist of 14 blockii in Tarious parts 
of London. These comprise 18 sU-room tenements, 59 flve- 
room tenements, 403 four-room tenements, 1,501 three-room 
tenements, 230 two-room teutments, 28 single-room tene- 
ments, 20 shops, and 32 irorkshops. The leasehold estates 
consist of 29 buildings, and comprise 26 sis-room tenements, 
S20 tiTe-room tenements, 1.6T6 four-room tenements, 2,944 
three-room tenements, 374 two-room tenements. 28 single 
rooms, 117 shops, and 45 workshops. The total numtrer 
of dwellings and shops under the control of the Company 
Is 6,281 roc the accommodation of about 31,000 persons. 
The average weekly earnings of tbe tenants Is 28s., froni . 
which It will be seen that the Company does not profess 
to deal with the poorest classes. For the twelve mouths 
ending December, 1894, the average death rate was only 
9.67 per 1,000. and of these 3.50 were Infants under one year 
of age. For the Metropolis the death rate was 19.4 per 
1,000 In the corresponding period. These figures are par- 
ticularly Interesting when we remember that the density of 
the population In the Company's estates average 727 persons 
to the acre, that in the Metropolis being 58 per acre. The 
buildings are known generally as "The Waterlow Build- 
ings," and are scattered all over the Metropolis. They are 
well nialntained. and strict supervision of tbe tenants Is 
pirovided for. The average rent per room Is 28. l]d. a week, 
all rents being paid In advance. 

THE ARTISANS', LABOURERS', AND GENERAL 
DWELLINGS COMPANY, LIMITED, was commenced with 
a nominal capital of £^W.OOO. At tbe end of December 
It amounted to no less than £2,205,810, whilst the Reserve 
Fund totalled £134,298. The properties of tbe Company 
are very es tensive, and include tbe Shaftesbury Park 
Estate, Battersea ; the Queen's Park Estate, Harrow Boad ; 
the Noel Park Estate, Wood Green ; and the LIngbam 
Court Estate, Streatham. In addition to these estates, 
the Company owns two very excellent blocks In various 
other parts of Loudon. 

Tbe Shaftesbury Park Estate consists of 42J acres. 30 
shops, 1,130 single rooms, 32 double houses, and one block 
of 22 tenements are provided. The gross Income for 1894 
was £25.702 13s. 8d, The Irrecoverable arrears of rents 
were only £15 18s. 
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The QBMa'» pMk Estate eMiaista tft 76 acres. There a'rfr 
llA shops, 2tOTa atvf!ie Iiomhm, 108 dirabte bouses, aud a 
public baU. Tbe> gross inc<(WM whs £Ci»,745 8s. 6d.; tbe irre- 
cor era Me arrears •«[ rettt amoautisg to £5C IBs. &6.- 

Th« Noel Park &<tate mnslsts of 100 acres, comprtaes TS 
sUopB. l.omi BlDgle booftes. 174 dontile honsee, and 2^ par^ 
chased sbope awl bonnes, cwwrhig In all abont half of the 
area. The rental for the year amounted to £3,238 as. 11& 
Vbmtv la BD dMiM that tbls estate will be jet tvnhtr de- 
iwl^ied. mere especlallj when the Mttenrimis at the Liver- 
pool Street terruliins of the Great E^astem Railway are com- 
irieted, and udditloitnl tlieap trains are ppovided. 

The liingban Court Estate of 66 acres is also rapMly 
ttHng cempletea. and a large additional revenue tberefrom 
Will no doubt resnlt. 

All these estates have been most carefuHj laid out. model 
Tillages having In erery Instance belnf created. They cef 
talnly mark quite a distinctive feature in estate deveiop- 

The block buildings comprise 155 shops. 1.467 tenements, 
and 3,495 rooms. The rents are based on an average of 
2s. 6d. per room, 7s. being charged for tbe three-i-oom tene- 
ments. This tnclndes the use of bath, laundry. &c. The 
total sum of rentals for the year amouated to £32i417 13B.Mil, 

This Company receives money on deposit Ctom the tenaDtA. 
at the yearly rate of '2i per cent interest. Tbe amount oil 
dt'IKWlt at the end of tbe year aroouirted to £101,507 8b. 7d. 

The jearly dividend on the preference shares amounts to 
4* per cent; on tbe ordinary shares 5 per cent la paid, In' 
h»tb Instances five of Income tax. 

THE METROPOLITAN ASSOCIATION FOB IMPHOV- 
INli THE DWELLINGS OF THE INDUSTRIOUS- 
Cl.ASSKS own altogether fourteen properties, of which 
I^'obiibly the best bnowa ai-e tbe Farrlngdou Buildings and 
the GatUff Bulldlags. This AssoclaUon, in addition to. 
block dwellings, own suburtmn estates of detached cot- 
tages, which are let at low rental, as compared with tbe 
general rule la London. The rents vary from 28. 6d. tO' 
OS. 6<1., no attempt being made to deal with the very poor 
classes. Though It has been shown that this Compan.r 
have boused abont 1.200 persons to the acre, yet the vital 
statistics are extremely satisfactory. The death rate, In- 
cluding 18 death In hospitals, was 15.37 per 1,000, as against 
21.3 per 1,000 for tbe Metropolis. As regards the Infant 
mortality, the deaths of children under 12 months were at 
the rate of 118 per 1,000 births in these dwellings, and in 
the entire Metropolis tbe rate was 164 per 1,000 blrtT 
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These figuree sbow very clearly that, despite the density 
of population, the conditions are Buch as to be very favour- 
able to the health of the tniinate. Financially this Ansola- 
tlon baa been uniformly succesaful. Last year a dlvldenil 
of 4J per cent ■was rteclared, and the profit on each building 
for the year, varied from 6i per cent to 2J per, cent. The 
lower rate of proBt in the case of the Gatllff Buildings nas 
due to heavy ^penditure over structural and sanitary 
alterationa. 

THE SOUTH LONDON DWELLINGS COMPANY, 
LIMITED has an authorised capital of £35.000, of which 
£31,300 was paid up at the end of 1893. For that year 
the balance, after paying' all expenses, was £1,486 17a., out 
of Which a dividend of i per cent, (free of income tax) was 
paid, leaving £234 17s. to be carried fprward. These dwell- 
ings are under the able management of Miss Cons, to whom 
much of the Bucceea is due. The earnings of the tenants 
vary from ISs. to 25h.. preference being given to those of the 
poorer claaes. A bonus is given to tenants for regular and 
punctual payment of rent, which amounted Cor the year to 
£.16 12s. 3d. The rents vary from Sb. Od. for two rooms 
to Us. for four rooms. A few single rooms are provided 
at rentals from 2s. 6d. to 4b. 

■ The Company owns pi'operty In Manchester, Liverpool, 
Birmingham, and Gosport, though we believe that they are 
endeavouring to (ilspose of these provincial properties. If 
they have not already done so. 

THE VICTORIA DWELLINGS ASSOCIATION, LIMI- 
TED, own several large blocks of buildings, which have 
been very successful. 

Amongst other agencies at worlc In the Metropolis pro- 
viding accommodation for the working classea may be men- 
tioned—The Marylebone Association for Improving the 
Dwellings of the Industrious Classes ; the National Dwell- 
ings Society, Limited : Mlsa Sharpe'a Lever Street Build 
Ings ; the Strand Bnlldlngs Company ; the Corporation of 
the City of London ; the Columbia Square Model Dwellings : 
the Incorporated Society for Impi-ovlng the Condition of the 
Labouring Classes ; MIsB Martinenu'S Bell Street BuUrllngs ; 
the MisBes Shaen's Dwellings ; and many other similar A?st>- 
clatlouB. 
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*' THE HOUSING OF THE WORKING CLA8SB8 ACT 
(LONDON), 1880." 

EXTRACTS. 
^•7tloD 4. 

Where &n official repreBentatlon la made to the local 
authority that' within a certain area in the dietriet of such 
authority either:— 

(a) Any UoaBes, conrte, or alleys are unfit (or human 
habitation; or 

(b) The narrownesa. closeneas, and bad arrangement, 
or the bad condition of the streets and'liooses or groups 
of houses within such area, or the want of light, air, 
ventilation, or proper conveniences, or any other sanltai-y 
defects, or one or more of such causes, are dangerous or 
Injurious to the health of the inhabitants either of tie 
buildings in the aald area or of the neighbouring 
buildings; 

■and that the evils connected wltJi such houses, courta, or 
alleys, and the sanitary defects in such area cannot be 
effectually remedied otherwise than by an Improvement 
scheme for Ihe re-arrangement and re-constructlon of the 
streets and housea wltbln such area, or of some of such 
streets or houses, the local authority shall take such 
representation Into their consideration, and If satiafled of 
the truth thereof, and of the sufficiency of their resourcwi, 
sball pass a resolution to the effect that such area Is an 
unhealthy area, and that an Improvement scheme ought to 
be made In respect of such area, and after passing such reso- 
lution they shall forthwith proceed to make a scheme for the 
Improvement of such area. 

Provided always, that any number of such areas may be 
Included in one Improvement scheme. 
Section 5. 

1. An official representation for the purposes of this part 
of this Act shall mean a representation n^ade to the local 
authority by the Medical Officer of Health of that author- 
ity, and in Loudon made either by such officer or by any 
Medlcol Officer of Health in London. 

2. A Medical Officer of Health sball make such represen- 
tation whenever he sees cause to make the same; and it 
two or more Justices of the Peace acting within the district 
for which he acts as Medical Officer of Health, or twelve or 
more persons liable to be rated to the local rate complain to 
Iilm of the unbealthiness of any area within such district, it 
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WhM be the duty of the Medical Offlwr of Health forthwith 
to inspect such area, aud to make on official represeatatlou 
stating the facts of the ease, and wbetber in his opinion the 
anld area or any part thereof Is an unbealthf area or is not 
an unhealthy area. 
Section 6. 

1. The ImproTement Bebenw of a loced authority Bhall be 
accompanied by maps, particulars, and estlmateH, and 

(a) May exclude any part of the area In rMpect of 
which an official representation la iobA«, or incltide any 
neighbouring lands, if the local autborlty are of opinion 
that such exclusion is expedient or JncUiaion Is necessary 
for making their scheme efHclent for sanitary purposes ; 

(b) May provide for widening any existing 
approaches to the unhealthy area or otherwise for open- 
ing ont the same for the purposes of Tentllatlou or 
Ileal th: and 

(c.) Shall provide such dwelling accommodation, if 
any, for the working classes displaced by the scheme as. 
Is required to comply with this Act ; and 

<d) Shall provide for propw santtmy arransements. 

2. The scheme shall disttngulsb the lands proposed to be 
taken compuisorily, 

3. The scheme may also provide for the scheme or any 
part thereof being carried out and effected liy the person 
eotitled to the first estate of freehold in any propMty com- 
prised in the scheme oi^ with the concurrence Of aucfi 
person, under tlte superintendence and control of tbe lo<-al 
authority, and npoa such terms aad conditions to be em- 
bodied in the scheme as may be agreed upon between the 
local authority and such person- 
Section 11. 

1. Every scheme eompriaing an area in the County or City 
of London shall provide for the accommodation of at the 
least as many persons of the working class as may be dis- 
placed In the area comprised ttaerelu, in suitable dwellings, 
which, unless there are any special reasons to the contrary. 
shall be situate within the limits of the same area, or In tlie- 
vlcinity thereof. 
Provided that:- 

(a) Where it Is proved to tlie satisfaction of the con- 
firming authority on an application to authorise a 
scheme that equally convenient accommodation can bc- 
provided for aay persons of the working classes dis- 
placed by the scheme at some place other than within 
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tLe area or the immediate ridnity of the area com- 
prised In tlie scheme, and that the required accommo- 
datloB has been or is about to he'*orthwlth proTlded. 
either by the local authority or by ftwy other i>er»on or 
body ot persoas, the conflnnliig authority mfty authorise 
such scheme, and the reqitlPementB of thU section with 
respect U> proTldlng acconunodatlon lor persons of the 
working <HasB shall be deemed to have' been compiled 
vith to the extent to which accaminodi.tk» Is so pro- 
vided; and 

(b) Where the local authority apply for a dtaxransa' 
tlon under this section, and the officer conductlDg the 
local inquiry directed by the conflrmtn^ authority 
reports that it is expedient, having regard to the special 
circumstances of the locality and to the number of 
artisans and others lM>tonglng to the working class 
dwelling within the area, and being emiiloyed within a 
mile thereof, that a moAiflcatton i^faotdd be made, the 
couflrmhig authority, without prejudice to any other 
powers conferred oa It by this part of this Act, 
ma.y In the Prorlsional Orter authorising th» 
scheme, dispense nitoeether with the otoligation of 
the local authority- to provide for Ole acconuav- 
dation of the persons of the working class who 
may be displaced by the scheme to such an extent 
as. the confirming authority may think e^^pedient, 
having regard to such special cln-umstances as afore- 
said, but not exceeding one-hnlf of the persons so dis- 
section 12. 

1. When the confirming Act authorising any Improremeut 
sefaeme of a local authority under this part of this Act has 
been passed by Parliament, it shall be the duty of that 
authority to take steps for purcha^ag the land required' 
for the scheme, and otherwise for carrying the scheme into 
execution as soon a practicable. 

2. They may sell or let all or any part of the area com- 
prised In the scheme to any purchasers or lessees for the 
purpose and under the condition that such purchasers or 
lessees will, as respects the laud so purchased by or leased 
to them, carry the scheme into execution; and in particular 
they may Insert In any grant or lease of any part of the 
area provisions binding the grantee or lessee to build there- 
on as In the grant or lease prescribed, and to maintain 
and repair the buildings, and prohibiting the division of 
buitdiags, and any addition to or alteration of the character 
of bulldlnge without the consent of the local authority, and 
for the revesting of the land in the local authori^, or 
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their re-entry tbereon, ou bi'eacb ot any piijvlsion In tlie 
, grant or lease. 

• 3. The loeirrautbd^-itj: may also euKatte with iiuy body of 
trustees, society, or person, to carry the whole or any part 
of Bui'h scheme Into effect upon auth terms as the local 
authority may think esiwdient, Imt the local nuthoilty shall 
not themselTe», -without the espresa approval of the con- 
firmlnfc authority, uudertnke the rebnlldlug of the bouses 
or the execution of any part of the ai'heme, eseept that they 
may tal:e down any or all of the buildlnss upon the area, 
and clear the whole or any part thereof, and may lay out 
form, pave, sewer, and complete all such streets upon tb« 
laud purchased by them as they may tblnk tit, and all 
streets so laid out and completed shall tUenceforth be 
public streets, repairable by the same authority as other 
sti'eetB in the dlatrict 

4. Provided that In any grant or lease of any part of the 
area which may be appropriated by the scheme for the 
erection of dwellings for the wotidng classes, the local 
authority shall impose suitable conditions and restrictions 
as to the elevation, size, and design of the houses, and the 
extent of the accommodation to be afforded thereby, and 
shall make due provision for the .maintenance of proper 
solitary arrangements. 

5. If the local authority erect any dwellingB out of the 
funds to be provided under this part of this Act, tliey shall, 
unless the couflrmlng authority otherwise determine, sell 
and dispose of all such dwellings wltbln ten years from 
the time of 'ie completion thereof. 

6. The local authority may, whei* they think It eipe- 
dJent so to do, without themselves acquiring the laud, or 
after or subject to their acquiring any part thereof, contract 
with the person entitled to the first estate of freehold In 
any land comprised in an improvement scheme for the 
carrying of the scheme into effect by Jiini In respect ot 
such land. 

Section 21. 

. 1. Whenever the compensation payable In respect of any 

lands or of any Interests In any lands proposed to be taken 
compulsorlly In pursuance of this part of this Act requires 

to be assessed :~ 

la) The estimate of the value oT siu-h lauds or in- 
terests shall be based upon the fair market value, as 
estimated at the time of the valuation being made 
of such lands, and of the several Interests in such 
lands, due regard being had to the nature and then 
condition of the property, and the probable duration of 
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the buildings In ttieir existing state, nnd to the state 
of repair thereof, without any additional allonauce ' in' 
respect of the compiilsoi^ purchase of an area or of 
any part of au area In respect of which an otHcial 
repreeeutatiou has been made, or of any lands Incln- 
ded in a Bcheme which, in the opinion of the arbitrator, 
have been so Included as falling under the description 
of property which may be constituted au unhealthy area 
under this part of this Act; and 

(b) In such estimate any addition to or Improvement 
of the property made after the date of the pul>ltcatlon 
In pursuance of this part of this Act ot an advertlseuient 
stating the fact of the Improvement scheme having been 
made shall not (unless such addition or improvement 
was necessai? for the maintenance o( the property lu a 
proper state of repaJr) be included, nor in the case of 
any Interest acquired after the said date shall any sepa- 
rate estimate of the yalue thereof be made so as to 
increase the amount of compensation to be paid for the 
lands ; and 

2. On the occasion of assessing the compensation payable 
nnder any improvement scheme In respect of any house or 
premises situate within an unhealthy area, evidence shall be 
receivable by the arbitrator to prove;— 

1. Tliat the rental of the house or premises was en- 
hanced Dy reason of the same being used for illegal 
purposes or being so overcrowded as to be dangerous or 
injurious to the health of the Inmates ; or 

2. That the house or premises are In such a conditlcn 
as to be a nuisance within the meaning of the Acts re- 
lating to nuisances, or are in a state of defective sani- 
tation, or are not in reasonably good repair; or 

3. That the house or premises are unfit, and not 
reasonably capable of being made fit, for human hnbi- 

and. If the arbitrator is satisfied by each evidence, then the 

compensation :— ■ 

(a) Shall in the first case so far as It is based on 
the rental which would have been obtainable If the 
bouse or premises were occupied for legal purposes and 
only by the number of person whom the house or pre- 
mises were under all the circumstances of the case fitted 
to accommodate without such overcrowding as Is dan- 
gerous or injurious to the health of the inmates; and 

(b| Shall In the second case l>e the amount estimated 
as the value of the bouse or premises if the nuisance 
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has beeD abated, or if tbej had beea put iato a Bamltary 
coodltlnn, or Into reasomtbl^ good repaii', atter deduct- 
ing tbe estimated expense of abating the Bulsaace, or 
putting tkMu Into eucb oonditiou or repair, us the case 
mar be: and 



Section 22. 

Upon tlie purcliase by the local authority of any lands 
i-eqnJred for tie purpose of earrylng into effect any scheme, 
-all rigbtB of way, rights of laying down or of continuing 
any pipes, sewers, or drains on, through, or under such 
lands, or part thereof, aad all other rights or easements In 
or relating to such lands, or any part thereof, shall be 
extinguished, and all the soil of such ways, and the pn^erty 
in the pipes, sewers, or drains, dhall vest In the local 
authority, subject to this provision, that compensation shall 
be paid by the local authority to any p»s<ms or bodies of 
persons proved to have sustained loss by this section, and 
such compensation shall be determined in the manner iu 
which compeneatios for lands Is determinable under this 
part of this Act, or as near thereto as cirsumstances admit. 

Section 23. 

A local authocity may, for the purpose of providluK 
accommodatiou for persons of the working classes displaced 
by any Improvement scheme, appropriate auy lands for tb-i 
time being belonging to them which are suitable for the 
purpose, or may purchase by agreement any such further 
lands as may be convenient. 

Section 34. 

1. The receipts of a local authority shall form a fuud 
(in this Act referred to as "the Dwelling-house Improve- 
ment Fund"), and their expendltunt shall lie defrayed out 
of such fund. 

2. The moneys required In the first Instance to establieli 
such fund, and any deficiency for the purposes of this part 
of this Act from time to time appearln)i; In such fund l>y 
reason of the excess of expenditure over receipts, shall he 
supplied out of the local rates or out of moneys borrowed 
in pursuance of this Act. 

8. In settling any accounts of the local authority in 
respect of any transactions under this part of this Act, care 
shall be tiUien thates far as may be practicable aU exp«ndi- 
ture shall ultimately be defrayed out of the propertv dealt 
with under this part of this Act ; and any balances «r profit 
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made by the local authority under this part of this Act ebaa 
be appllcalrte to auy purposes to whtcb the local rate is for 
tbe time being applicable. 

4. Any limit imposed on or In raspect of local rates by any 
oth«- Act of ParUameut sball not apply to any rate required 
to be levied for tbe purpoee of defraying any expeneee under 
tbi0 part of tbte Act 

5. The local authority may carry to tbe accouut of tiie 
Dwelling-house Improvement Fund any such money or pro- 
duce of any property as Is legally applicable to purposes 
similar to the purposes of this part of this Act ; and In case 
of doubt as to whether, in any particular case, the puppoees 
are so similar the eonflrmlng authority may decide such 
doubt and such decision shall be conclusive. 

aectlon 25. 

1. A locol authority may borrow such money as Is required 
for the purposes of this part of this Act on the seeuilty of 
the local rate. 

Section 32. 

1. It shall be the duty of every local authority to cause 
to be wade from time to time an Inspeotlon of their district, 
with a view to ascertain whether any dwelling-house there- 
in Is In a state so dangerous or injurious to health as to be 
unlit for human habitation, and, If on the i-epresentatlon of 
tbe medlfal officer, or of any officer of such authority, or In- 
formation given, any dwelhng-house appears to them to bo 
In such state, to forthwith take proceedings against the 
owner or occupier for closing tbe dwelling-house. 

2. Auy such proceedings may be token for the express 
purpose of causing the dwelliug-houae to be closed, wbetber 
the same be occupied or not, and upon such proceedings the 
court of summary jurisdiction may impose a penalty not 
exceeding twenty pounds, and make a closing order, and the 
fonuB for the purpose of this section may be those In tbe 
Fourth Schedule to this Act, or to the like effect, and tbe 
enactments respecting an appeal from a closing order shall 
Apply to the Imposition of such penalty as well as to a 
ulosing ordor. 

3. Where a closing order has been made as respects any 
dweJIhig-house, the local authority shall serve notice of the 
■order on every occupying tenant of the dwelling-hem se, and 
within such period as is specified In the notice, not being 
less than seven days after the service of the notice, the 
order shall be obeyed by him, and he and bis family shall 
cease to Inhabit the dwellinjc-house, and in default be 
^iftU be liable to a penalty not exceeding twenty ebilllngs 
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a day during Ills disobedience to tbe order. Provided tbat 
tbe local autbority mar make to every aucb touant Buch 
reasonable allowance on account of bis expeuxes in reuiov- 
big. as ma; bave been autborized by the court malting the 
closing order, whicb authority the court Is bereby autborlzecF 
to give, and the amount of the said allowance shall be a 
civil debt due from the owner of the dwellinR-house to tbe 
local authority, and shall be recoverable summarily. 

Section 33. 

1. Where a closing order has been made in respect ot 
any dwelling-bouse, and not been determined - by a sub- 
sequent order, then the local authority, ir of opinion that 
the dwelling- bouse bas not been rendered fit foi humaa 
habitation, and tliat the necessarj- steps are not being taken 
with all due diligence to reader It so fit, and that tbe con- 
tinuance of any building being or being part of the dwelling- 
house Is dangerous or Injurious to the health of tbe public 
or of the Inhabitants of the neighbouring dwelling-houses, 
shall pass a resolution that It is expedient to order tbe 
demolition of tbe building. 

2. The local authority shall cause notice of such resolution 
to be served on the owner of tbe dwelling-house, and such 
notice shall specify the time and place appoiOted by tbe 
local authority for the further consideration of the resolu- 
tion, not being less tban ooe month after tbe service of the 
notice, and any owner of tlie dweliiug-housp shall be aV 
liberty to attend and state his objections to tbe demolition. 

3. If upon the couslderatlon of the reaolntlon and the 
objections the local authority decide that It Is expedient so 
to do, then, unless an owner undertakes to execute forth- 
with tbe worlis necessary to render the dwelling-house fit 
for human habitation, ue local authority shall order the 
demolition of the building. 

4. If an owner undertakes as aforesaid to execute the said" 
works, tbe local authority may order tbe execution ot the' 
works within such reasonable time as is speciUed In the 
order, and if the works are not completed within that time 
or any extended time allowed by the local authority or a 
court of summary Jurisdiction, the local authority shall order 
the demolition of the building. 

Section 34. 

\. Where an order for the demolition of a building has 
been made, the owner thereof shall within three months 
after service of the order proceed to taie down and remove 
the building, and If the owner falls therein the local 
authority shall proceed to take down and remove the buUd- 



D,™-,7Pril>,G0t)'^le 



log, and Khali sell tbe materlaU. antl after deductluK t)ie 
expenaeB Incident to such taking down and removal, pay 
over the balance of the money (If any) to the owner- 

2. Where a building ha« been taken down and cemoTed. 
no house or other building, or erection which shall be 
dangerouB or Injurious to health Bhall be erected on all or 
any part of the site of such building ; and if any house, 
building, or erection is erected contrary to the provlslous of 
this section, the local authority may at any time order the 
owner thereof to abate the same, and in the event of non- ' 
compliance with the order, may at the expense of the owner 
abate or alter tbe same. 
Section 80. 

1. Separate accounts shall be kept by the local authority 
and their olttcers of tbelr receipts and expenditure under this 
Act. 
Section 61. 

For the purposes of this Act, a locai authority acting 
under this Act may appoint out of their own number so 
many persons as they may think fit. for any purposes of 
this Act which in the opinion of such authority would be 
l>etter regulated and managed by means of a committee : 
Provided that a committee so appointed shall In no case be 
authorized to borrow any money, to make any rate, or to 
enter into any contract, and shall be subject to any regula- 
tions and restrictions which may be Imposed by thL' 
authority that formed it. 

THB WORKING MBN'8 DWELLINGS BILL 
In Great Britain has for its ol>Jcct to enable working men 
to become proprietors of their dwelling houses. But objec- 
tion to the measure is raised In many Quarters, as It is con- 
tended tbBt the class of working men In most need of obtain- 
ing healthy dwellings at a moderate rent are the very clasa 
that will never proflt by such an Act. Stephens says in his 
"High Life for Working People" that all who know anything 
of the habits of ordinary working men, know tbat few of 
them occupy the same house beyond three or four years, and 
. that most of them do not remain so long ; tbey have to 
follow their work, now at one part of the town, then at 
another. Often they have to seek work In another town, 
and he pertinently asks " How can a man In such circum- 
stances think of buying a house ? " Our " blockers " corres- 
pond largely to the type of working mas sougltt to be bene- 
lited by this English measure, and the efforts of our Central 
Government to aid them to obtain homes are known to 
every<me. I merely cite this Act because In Great Brlbiln 
tbe " Ixical AutboriUee " are empowered to boi-row money, 
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at a. low rate of Interest, to be lent out to n-orklDg men op 
to a certain amount, on speclfled conditions for the pnrcbau; 
of liomea. " Local Autlioi-itieB " are responsible for flndins 
" three-fourthe " of the money, and to collect periodically 
the interest due r there are many other particulars anci 
conditions which need not be entered Into here. 

THE HOUSING OF THE POOR IN BELGIUM. 
From a Report by the London County Council's Architect 
L^idBtion «- It la only within quite recent years that 
iiHiig in 1888. nationai responsibility In the housing question 
has been realized and admitted In Belgium. 
Prior to the year 1886 the pi-ovislon of dwellings 
for the working classes was left to private enter- 
prise, to a great extent uncontrolled. There 
were In existence fragmentary clauses of laws 
that incldeutally dealt with the subject, but they 
were so Incomplete that they would have been 
of little real service had they been properly 
fldnilnistered. This however, was not Uie caae. 
3^i™""utho- '•'lie '"x^^I authorities appear to have taken an 
ritie*. inadequate view of their official responaibilitiea. 

aod this Is stated to have been especially notice- 
able when the discharge of these responslpllltles 
would have brought them Into conflict with the 
private interests of their constituents. So much 
was this the case, that the Belgian Minister oC 
Finance In his place in the Chamber of Repre- 
sentatives, deemed It necessary to make some 
severe observations as to the way the laws were 
being administered by certain local authorities. 
There was, moreover, a constderable amount 
of popular dissatisfaction among the working 
classes of Belgium at the Inaction of the local 
authorities, and the Inadequacy of the laws, and 
In March, 1886, this dissatisfaction culminated 
In a series of strikes and disturbances. In view 
of these indications of dissatisfaction the 
Institution oi Government of the day losUtated an inquiry 
the inquiries c! into the housing question. This inquiry was 
*°^' ■ pursued simultaneously by the " Commission du 

Travail," and the " Consell Superieur d' 
Hsgiene," and their reports showed the serious 
position of affairs. To use the words of M. 
Beemaert, for some time Prime Minister of 
Belgium, the inquiry " shows the deplorable 
Effect at the condition of the dwellings inhabited by a great 
inquirie*. number— perhaps the greater number— of the 

working class. Hundreds, thousands, of dwell- 
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iaga may be regarded aa abaolutely Insanitary. 

Mauy or these dwelllngB are incapable of real 

tmpporement, and the heHlth— even the life — of 

the famllteB who occupy them la Id peril. The 

iDdlapensable requlremeuts of hygiene are un- 

knowu, and the laws of health are either Ignored 

or Incompletely compiled with." This Inquiry 

was completed In 1S8T-8. and In the Collowiug 

year the Government of Belgium Introduced Into 

the Chamber of Representatives a far-reaching ^"{ff^J^y'mn 

measure, which became law on the 9th August. *iim^uS«iiimi< 

1.S89. This Act may be said to mark the turning 

point In the history of this question lu Belgium. 

It contains many novel and intereatliig pro- 

rlalona, and deserves a somewhat detailed study. 

Tlie provisions of the Act seem to group them- .^^^ ^^ ^ ^^ 
selves naturally Into two parts ; tlie first part en, Augmt, 
deals with the organization of a coherent system isb9. 
for the enooura^ement of popular iuterest to 
health questions, and for the stimulation of 
lethargic local authorities to action ; the second 
part provides means to enable workmen to be- 
come owners of their own houses. 

The First Part of the Law of 0th August, 1883. 
One of the chief features of this part of the 
Act is that it brings into existence semi-official 
authorities whose sole duty Is the study of and 
care for the health of the community. These 
authorities are termed " Committees of Patron- rcrmitioo of 
age." and their functions somewhat resemble CommitueB o( 
those now voluntarily performed In London by I'Stronage. 
the District Committees of the Mansion House 
Council on the DweUings oC the Poor. The com. 
mlttees are appointed for a term of three years, 
and vary numerically from five to eighteen Method ot go- 
members. The majority of the members are pomtment. 
nominated by the provincial council, but the 
Government nominate a strong minority,* and in 
this way prevent the committee from falling too 
much under local influence. A result of this 
arrangement is that the medical and other tech- 
nical professions are generally adequately re- 
presented on the committees. Care is also taken 
to secure the direct representation of the work- 

the provlnel^ coancil and twu by iheOoiemmenC, and in e. 
commitMa ot elfhtarn membera. ten ars nomiaatcd by tbe 
-provlncUl council and eight ttj Lh« GoTerninant 
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scpnenta^oii (ng clasB, and to thla end wotMng-men nembera 
auMa m°C^ "' "^^ Committees of Patronage may be allowed 
Diittew. a payment ol la. 7d. a sitting (annual paymenr 

not to exceed £2, The €ommlttee« of 
Patronage may also make grants to their Seci-e- 
tarles, but otherwise eenice le hMiorai?. Tfte 
meetings of the Committees of Patronage are 
geoerally held on Sundays, or on bucIi other 
days as are convenient tor the worktng-men- 
membere. 



FuDAtirmB 
dtflned b; 



2. Private tlonatloBS and legftdiee. 

The functions of the Committees of Patronage 
are defined by the Act to be :— 

1. The encouragement of the constructlou 
of healthy bouses for workmen, and tbelr 
sale to workmen either at once or by help 
of a system of annuities. 

2. The study of all that concerns Ibo 
beaUhlDess of eaistiug houses Inhabited by 
the working class, and of t^u lociUlties in 
which these houses are generally situated. 

S. The encouragement of thrift and lite 

Insurance, and the formation of societies for 

mutual assistance in case of need and for the 

provision of old age pensions. 

The Committees of Patronage are to meet at 

least monthly, if possible, the January sittings 

being devoted to ;— 

1. The adoption of the general report for 
the pteceedlng year, 

2. The adoption of the balance sheet 

3. ITie budget for the current year. 
These docDJments are required to be submitted 

to the Government for their appi^ovaJ, And the 

Committees of Patronage are obliged to report 

H»port each year on the work of the local authorities, 

Tnment. and on the health of the district supervised by 

them to the Government department, which is 



t Local aulliori 



iBed by fJXJ au^ority. 
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ceeponalblo Cor the geueral health of Uelgtum. 
£acli local authoitty la furnished by the Govern- 
ment with a copy of tbe passage In the report 
with wblch it is coDceraed, and has to answer 
any critlolame therein contained. In tlie event 
Of difflculttei oecorrlng tlie Govemnie«tt hare the 
power to refuse the usual GoTernment grant to 
the coutmaacioBs local arrtiroi'ities. The Com- 
mittees of ^'atronage are also empowered, when toven ot the 
Kecessarj-, to make direct representations to the CommitieM. 
local aDtkorltles. They haTe tlie power ot in- 
stituting and dlstritiuting prizes for order, ctean 
lluess, and thrift among tbe working classes Id 
their district The Government, moreover, coo- 
suit the Local Committee of Patronage l>efoFe 
approving any proposal for dlspfacement In a 
working class district 

The RppointtDent of the ComtBlftees of Patron- i"fi«t ot the 
age soon prodnce a marked Increase In the popu- tiwcSmmSeeB 
lar toterest M benlth qntsttons. Educated 
persons and expert* liT hygiene were provided 
with a means for bringing their influence and 
special knowledge to bear upon their less expert 
colleagues, upon the coqumUtees, and a body of , 

men Is thus gradually being farmed In Bel^um 
which Is becomlag aware of tbe magnitude of 
the evils that are resulting from the common 
neglect of health laws. Tie Committees of 
Patronage were soon ocenpted with the coa- 
Blderatk>R of diSctrit pratilems of an argent 
character, and as they often fonnd themaelTet) 
•harply at Israe with ttt*ir local anthorttleB 
they sought Insti actively for mntnal sympathy ^* Antw™ 
and 8ui>t>ort This actton ultimately ted to the i^™* 
hoMtng of a National Coi^rress of tbe Com- 
mittee* of PutfoOage for the entire Kingdom. 
Which was heM in Antwerp In 18M. At this 
Congress the difficulties ^at had arisen were 
disctMsed, and the fotlowlng resolutioas adopted: Reeoiutiona oi 

1. That regulations governing (he hygienic "B"™- 
condition ot workmen's dwellings should be 

Inserted In the by-laws of each local 
anfhorlty, oOd that tie Government should 
Instruct the local authorities as to the essen 
tlal principles of these by-laws. 

2. That detailed statistics as to workmen's 
dwelling! should be collected and published 
at regular Intervals by an authority whose 
duty it should also be to encourage thu 
popular study of the esKentlal laws of health, 
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and to eoqulre Into the best way tliat private 
and public intervention might secure good 
dwelllogB for workmen, according to tho 
needs of the various localities. 

3. That the public authorltle« should 
devote a portion of their funds to the con- 
struction of workmen's dwellings, at the 
same time carefully avoiding any hindrance 
to private enterprise, and that the local 
authorities should theniselvee build when 
necessary. 

4. That the public authorities should take 
shares in companies formed for the purpose 
of building, and that the Government should 
favour the formation of district societies. 

5. That public Intervention should tend 
towards making the workman owner of his 
house, at the same time enabling him to 
benefit by a combined system of Ufe assur- 

The success of this conference and the 
obvious necessity for further discussion were 
among the reasons that suggested the Brussel's 
Congress of 1897, which ultimately took au 
iuternatlonal form. 

The Indueuce of the Committees of Patronage 
I- is also noticeable in the official reports of tbe 
National Superior Council of Public Health, to 
which the Committees of Patronage are re- 
nulred to report yearly. This Superior Council, 
(or example. Id Its report on the works of the 
Committees of Patronage for 1895, observes 
that " the Committee of Arrondlssement of 
Termonde Is obliged to report that the sad state 
of many of the dwellings of the workmen in 
their district, previously reported upon, has in 
no way changed." " There remam deplorable 
facts . . . " " The general situation is lamen- 
t.ible ..." "The Committee states that 
this situation has for a long time been the object 
of reiterated complaints . . . " " Similar ex- 
amples," remarks the Council, " demonstrate the 
absolute necessity for the central authority 
'Superior Council of Health) to be legally em- 
powered to substitute its personal action for 
that of the local authority, when the latter neg- 
lects the Interests of hygiene to such an extent." 
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One of the luoBt valuable sides of the work suii»iic»i in- 
of the Committees of Patronage is tlie attempt JS^by't^ 
they are making to obtain some reliable CoDunittccs ol 
statistics as to the real extent of the housing Pitronage. 
erlL Two extracts from these statistical In- 
quiries will suffice to show their character. 

The llrst extract la from an enquiry held by Inqulpj- at 
the United Committees of Pati-onage for the D'>»•d^ 
Brussels agglomeration. The report of the 
Committee slates that ;— 

Out of 19.2SH families, 9.3IM live in singlf 
rooms, and of these rooms 2.18C are attics, anil 
200 cellars ; that there are 1,511 families con- 
sisting of more than five persons living in a 
single room : that In 2,S95 families the hoys and 
girls sleep in the same i-oom, and that in 40fi 
families they sleep in the same bed ; that out 
of 19,284 families there are only 481 who occupy 
separate houses : that out of 4.601 houses, SiS, 
or about one-fifth, possess only one W.C. for 
more than 15 persons. 

The statistics of detailed enquiries made dur- 
ing recent years in the populous districts of 
Anderlecht, Molenl>ech, Laeken, Satnt Gllles, 
&c., art- stated to be not less lamentable. These 
reports are gravely exercising the minds of the 
people of Brussels, and an organized attempt 
Is now being made by Influential Inhabitants of 
the city to remedy this state of afCairs. 

The se<-on(l report to which I propose to refer inquiry >t 
was prcTared for the Committee of Patronage !*'«*■ 
of IJege .ty its Secretary, Professor Mahaim, of 
I.legc rniversity. It Is an octavo \oluuie of 140 
pages, and is an attempt to get at the I'oot of the 
housing question by an Inquiry on scientific 
principles. The eniiuliT has been carried out 
as a practical Illustration to show what would 
be possible on a larger scale, and It relates to 
530 houses * accommodating 1.952 families, con- 
sisting of KOOO persons) within the city, and 74U 
houses (ae<-ommodatlng 3,800 persons) in the 
suburbs. The houses were selected to be as 
representative as possible. The enquiry cost 
between £50 and flOO, and Professor Mahalni 
estimates that it could be extended over the 
whole of I,legp and its suburbs In six years, at 
an annual expenditure of iSO. 
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The riiport Is Hufflolentlj' lutei't-stlug to Justify 
a Bomewbat detailed deHcrlptlon. Dealing with 
the 530 houses* examined, it appears that at 
least 72 are situated upou streets without public 
se^rers. 203 of the houeea accommodate a hIdkLj 
fandly, 82 two families, 54 three. 45 four, 36 
five, and so on ; 38 houses have more than ten 
(amllieB. HI per cent, of the families have two 
or more other farailies In the same house. The 
mean number of pereons In a family Is 4.1C 
against 4.56, for the whole of BelglnOi 
(ISaO census) 27 per cent of the families 
Included In the Inquiry consist of sis 
or more persons. Of 1.913 families. 941 
or 40.10 per cent, live In single room tenements ; 
fi75, or 35,29 per cent. In two room tenements : 
215, lu three room tenements, the mean num- 
ber of rooms per tenement amounts to 1.T2. 

Of the 941 single room tenements 178 are In 
habited by one person only, 206 by two, 181 by 
three, 121 by four. 78 by five, m by sis, 33, by 
seven, 20 by eight, 8 by nine, 3 by ten, and 1 by 
eleven. 1,792 persons, or 61 per cent, of thi! 
single room tenants, are more than three in a 
room. As to the size of the rooms, out of 1,882 
bedrooms, 3 are less than 53.82 square feet, 130 
between 53.82 square feet and 107,64 square 
feet. 703 betwpen 107.04 and 161,46 square feet, 
720 between 161.46 and 215.2R square feet, and 
32G have over 215.28 square feet. The mean 
surface of all the bedrooms is 167.81 square feet. 
It Is found that 3.15 pei'sons, cm an avera^, 
occupy each bedroom, and 24 per cent of the 
rooms are occupied by four or more persons. 
55 per cent, of the entire population sleep at 
least four to a room, 13 per cent, at least seven 
to a room. With regard to the cubic air space 
per person, It appeai-s that out of 5.737 persons. 
2,303 or 40.14 per cent have less than 353 cubic 
feet, and of these persons nearly half occupy 
one room tenements. It should be noted, how 
ever, that children are reckoned as persons. 
210 liouses have no water supply, and obtain 

• A house is frenprallj' taken to mean any bmlding or tene- 
interrallj eonnscted with any other tenement. Thus, a block 
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their wnter eitber from public- fountains o- 
nefffttbontin^ wells. 24 houeeH. oontalulnt; 200 
'Inbabibuits, have. no sort of water-closet actom- 
Diotlfttion. In many others the number of 
W.C'8. Is Insufficient The following examples 
are instrncyre :— one W.C. for 51 persons, twn 
■for 48, one for 42, two for 41. two for 40. three 
for 39, &c. 

The district of " La verrerle d'Airoy," "wbere 
"the hygienic conditions Rre. however, not bad. ' 
is etikted to possess eight W.C's. for a jwpula- 
tkin of 4tS. The averflEe numner of peraons to 
a W.C. over the whole infjuiry Is 15. and as tiie 
ftTerage family couslsts of four persons, we 
have nearly four families to each W.C. 

Great pnlns have been taken to arrUe at an 
-accurate (vwnpnrlson between the income of tho 
tenant and the rent he pays, but It is obvious 
that the margin of luoccnracy must be conalder- 
Bble in an enqtiiry of this personal cbarncter. 
The average rent of a single room tenement Is 
«.48 fr. per month (l/6Jd. a weelt) ; of a two 
room tenement, 13.00 fr, a month (2/CId. a 
-week) ; and of the tenements containing three 
-Or more rooms, 22.26 fr. n mouth <4/lld. a 
week). The average rent paid pet tenant over 
the nhole enquiry was 12.49 fr. a month i,2/3id. 
■a weelt). The Income Is calculated on the nor- 
mal earnlugs of the entire household ; It is 
«bnt)tied to persons Who live by Dianual labour, 
those living by means of small shops or com- 
"merclnL businesseii being erxclnded. It was 
found that 04.80 per cent, of the whole have 
tncotues varying fi'om three to Ave francs a 
■day (14/M. to 24/- a week), the average in>!ome 
being 8.62 fr. a day (17/4id. a week). From 
these figures It Is estimated that the rent is 
generally about 14 per cent, of the income, and 
Professor Mahalm considers this proportion too 
high. Inquiries were also iiiade as to the length 
■of time the tenant bad occupied hlB tenement 
and the mean length of tenancy was found to be 
B years I month and H days. 

Similar details are given with regard to n 
•elected number of houses In the suburbs, nud 
also 22 houses bvllt under tlie 1S8U Act. 

The enquiry does not deal with the death rate 
^nd similar matters of a medical character. 
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The Committee of Patronage of Liege states 
that Its ofScers encountered no serious opposi- 
tion to their worh either from the landlords or 
tenants. It often happened,' Indeed, that the 
tenant hastened to itoint out the defects of ths- 
dweUlng, In the hope that the Cominitte« might 
be able to Induce the landlord to do the neces- 
sary repairs. •! 

Another Interesting fuuctlon of these Com- 
mittees of Patronage lies in their attempt to- 
stimulate a popular desire for order and clean- 
liness by means of competitions for prizes. The 
conditions flsed by the Committees of Patron- 
age of Brussels to enable persons to enter for 
their prizes of order are as foUoivs :— 

(a) The household must be regular. 

(b) It must be clean and well arranged. 



to the MceUpnt ecienlW method — ^ . 

and eipUined to me by the u(e«rs of the muuluipil council. 



jpropriate here to refer parentlietie»lly- 

<1 coiincU. 
vell-kDown 
object the 



Parla. Each boaae in Paris is turnl^ed with 
'■ cabier," coDtUning nunieroua detsile as to its l< 
tion, aid inhabitants. These are filled up by tl 
inspectora at theit ordinaty rtsits, and then depi 

room each ■' qahier " ia insert 
posiCioTL. in a covn dealing wit 



" 'n whldi 'it is- 
alphabeticallr 



and these street covers are arranged alphabetlcallj' 

By this system an official can obtain the "cahier '~ 
desired house in a moraeDt, Each "cahifr" ala 
leveral blank lotma In vUch tlu deaths, the contagioi 
the diainleottons, &c., occurring either actually ( 
! in queelion or in hospital, are entered day by da 



t Inquiries resemblinjr the Liege inquiir are pro 
nne other continental towns, notably in 9witEerU 
It the chief cities have recently determined to orga 
IT the preparation of these statistics. The Swiss 
ublic Utility is about to undertake a national e 
lese inquiries are to become general, they will b 
t a ^re«t part of their value it the definitions an 
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(CI The family must be brought up to eoono- 

ttilcal and cleanly habits. 
<(1) The education of the children must be 

carefully watched. 



The prizes are made In money In the form of 
a savings banb deposit, divided into instal- 
ments, which can only be withdrawn at certain 
Died Intervals. The presentation of the prlzeR 
forms an important public ceremony, which la 
usually fully reported by the press, and I am 
Informed that the competition for these prizes 
is becoming keen. It is stated, however, that 
the dirtiness of many of the working class dis- 
tricts is due to the bad condition of the streets, 
courts, and public staircases, and to other 
causes beyond the control of the tenants, aud 
that when these public places are very dirty 
they are found to exert a discouraging Influence 
upon the tenants. The Committees of Patronage 
are therefore exerting themselves to get the 
local authorities to be more energetic and per- 
sistent in their street cleansing departments. 

The second part of the law of the 9th August, 
1889, provides a machinery whereby workmen 
may become possessors of their own homes. 
The machinery is based to some extent on the 
system of our English building societies, but 
possesses several novel features, and is particu- 
larly Ingenious from a financial point" of view. 
It is also Interesting as a practical working 
Illustration of state Intervention with the object 
of enabling workmen to become owners of 
the houses In which they dwell. 

The genoral Idea underlying this machinery ctiaBt Gmereit 
is that the savings of the working classes de- d'EparBoe el 
posited In the national savings bank should be ^ Betnite. 
utilized for the direct benefit of the class by 
whom they were deposited. In Belgium the 
nutioual savings bank (Calsse Generale 
d'Epargne et de Eetralte), Is aot, as In England, 
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a branch of the Post Office, but a aiiparat'' 
Institution guaranteed by tLe trtate and adnilnis 
trated by state officials." 

g By article 5 of the law of the 9tli August, 
1889. tbe CalBBe d'Epargne was authorize*!, 
kfter coDBultation wltb the local Committeo 
of Patronage, to use a part of Its funda for tbo 
construction or purchase of workmen's dwell- 
IDKB. On 25th March, 1891. thp Oaisa" 
d'Epnrgne Issued a decri^e setting apart a quai- 
fer of ItB reserve fund for this purpose, but this 
sum of £74,254 waft <]ulck)y absorbed, and on 
10th November. 1892. tbe liraft was raised to 
OH«-half of tbe reserve. It waa extended to the 
whole reserrc on the 14tb .Tune. 1894. and as 
'even this was absorbed, a further decree on 4t1> 
Jnne, 1896, extended the limit of advances at 
2^ per cent, to one-twentieth of tbe total ftlDde. 
«* the Calsae d'Epargne. On the 3l8t Decean- 
bar, 1896. the total sum advanced by tbe Calsae 
d'Epargne amonnted to £608.084. The Director 
of the Calsee d'Epargne Informs me In a letter 
dated 7th September, 1897, that the dentaod ts 
steadily tu creasing. 

ITie CalsSe d'EJimrgne *>ea hot deal airwtly 
with the Inflivldnal workman, wut through the 
medium of persons of flnaficlal itatklfng'. or 
more frequently, of societies constltut«d tor tJte 

Eurpose by the Initiative and aBsistance of the 
•cal Cotntulttee of Patronage. These socletlee 
differ considerably In form. There- are sodetfes 
whose powers are confined to advancing money 
on mortgage, these are termed Societies Of 
Credit ; there are also societies who actnatty 
build and own houses themselves, these afe 



• At iW (oundstlon In 1S9S, iotprp?! »t S per <rn'. «M (»M 
OD all dcpmttB, bat in 1881 interot on iny poiUon of (tepoatii 
eiuwedins £480 vin nduced (o 2 nr cent. In 18S6 th« S mt 
cent, limit of dcpoeit was rfdueeif to £200. in 1891 to fftO. 
ud BiaUjr in ISSl, when i dsposit rcBched £120 tiie interest 
ftn the whole deJ«3Bit mj rfduped to 2 pw cent. It fa Ifrfefwt- 
Ibg to ot«rTe that alUiOMeti the rflMt of Uie decreaso of KM 
Men to r«due« the total imount dwosittd in buhib over bMf 
eiVO from £4,400,000 on Slat DMcmlwt, 1893, to iS.OSoTuSi 
SB nm December, 1891}. the increase of deports under filiO 
bu baeii ftiaiciant to couirteract ttd9 dtlciC ; Indeed the fate 
iqf increase of the total sum on deposit la slightly quicker 
tfian it was previously, the actual increase ■'uring ISflS-O being 
ftom *15,SOO,(iOO on the SOst DecembPt, 1S9S. lo £»,2«,OoB 
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t«rin«d eocletJee of CooBtructlon Eltber form 
of eoclety <md be oc Joint Stock or Co-operatlTe 
ttnes-t 

A decre« of the Caiase d'Epargne of 25tl-. n 
March. 1891 <at which time the 3 per cent, u 
Belgian National Stock was at par, and the 34 
p«¥ c«it. at 10}) Qxed the rate Of interest for 
loans at 8 per cent, but stated that the Cataae 
wonid be prepared to grant loans— In escep- 
tlonal caaee— at 21 per cent, under the following 
four coudltions :— (1.) That the Society reqolr 
log the loan accepted the surveillance of the 
Oaisse d'Kpargne. |2.) That it submitted Its 
articles of association for the approval of the 
• CnlBse (I'Bpargne. [3.) That real estate should 
not be acqulrt^l by the society, and that any 
real estate that fell Into its hands by reason of 
the failure of a mortgagor should be realized 
wltbtn a period fixed by the Caiese d'Epargne. 
14.) That all dividends on paid-up capital should 
be llmitpd to 3 per cent., the balance being car 
rted forward to the credit of the reserve capl. 
tsl, 

Altliough It appears to have been the Inten- 
tion <yl the Caisse d'Epargnc to have advanced 
uioner at 24 per cent, in special cases only, the 
demand took the opposite direction, and on 1st 
-laBuarj-. 18»3, the Caisse d'Epai^ne felt it 
necessary to add a new condition to the above, 
requiring that at least half the advances of the 
societies should be secvired by Insurance policies 
on the lives of the Individual mortgagors. Not- 
wldistanding this new condition, the demand 
for 21 per cent loans steadily increased, and the 
total advanced on aist December, 1896, may be 
divided as follows i— 

Advances at 2} per cent, under 
above conditions £553,163 

Advances at 3 per cent, not 
under above conditions . . £54,931 



t <0d 30Ih iftit, ISK, there titif llfl wicieUa in Belgium, 
Btmetim. lOS tiagtfi file Jsiut-itock loim and 18 tbe <»• 
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Orguiutfon It {e Beceanory to examine In some detail the 

J^^pJ^J^ "' orgaoizatlon and working of these Societies. 
locietiM. taking as an example the Joint Stock Societlee 

of Credit 

Nomuwl The basis of a Joint Stock Society of Ciedit Is 

cmpitii. g nominal capital, the share of which usually 

Etand In the natiies of persons of luBueuee and 
position In the neighbourhood. These pei'sona 
actually pay up a tlxed percentage, usunllj one- 
tenth, of the share capital, the balance Is to be 
called up at the discretion of the administrative 
council of the Society, but this action would 
only be taken under very urgent or exceptional 
tircumstnnces. The unpaid up share capital Is 
really a i^uarantte fund. The shareholder is 
only liable to the amount of his share. The 
newly constituted Society, which we will 
assume to be a society Intending to cari'j' out its 
operations on the 2i per cent, scale, obtains the 
approval of the Calsee d'Epargne to Its rules, 
elects its admisistratlve council, and is then in 
a position to commence work. It already ixis- 
sesscs cash In ' band deposited liy the share- 
holders equal to one-tentb its nominal capital. 
nnd it niay now olitain from the Calsse 
d'Epai^ne Its flrst loan, which can amount to 
Adnnr« br oue-lia>f the undeposlted nominal capital. Thu^ 
Ciisw d-EMpii- -1 society with £100.000 nominal capital would 
got u, aoDMjt. netually possess working cash capital of £10,000 
deposited by its shareholders at a rate of in- 
terest not exceeding 3 per cent., and also £45.000 
lent by the Calsse d'Eparune at 2i per cen^ 
Interest, or a total working cash capital ol 
£55.000. This sum Is usually deposited with the 
Calsse d'Epargne by thg Society In the form of 
ft current account. 

Adr«iiee b/ Turning now to the society's advances to 

BciMf to workmen. It may deal with any person who 

wocknwD. ilestres to Immediately become the proprietor of 

his house, on the condition that the value of the 

house does not exceed £160, and of the land, £60, 

or £220 In all.* 



If. Vin Oodtsenhov. 
by the General 3 ' 



coMiderablr dislUied by the clsae im- 
tor whose benefit the liw wia paned. 
and Senator PliBsirt were delegiled 
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The loan Is made by tb(r society to the appU- Bite dI Inter- 
cant at 4 per cent. Ab the society obtains Its ^^^2!^*to 
loan from the Calsee d'Epargne at 21 per cent, s^e^^" 
there Is a margin on the Interest account of 1) 
)>er cent This margin is considered unneces- 
sarily lai^e by many societies and persons, but 
the Calsse d'Epargne Is strongly in favour of 
Us retention. t 

The workman applicant luay obtain a loan ^'^^°^ '^ ■'"• 
from the society for a period of 10, 13, 20, or 
25 years, but no loan can Im- contracted which 
will not be fln.illy pnld off by the time the 
borrower reaches liTi yi-ni's of ajie. 

i Thia coDdltion. vhich meets with aamt criClciam, is cou- 

mfnt of the flrat inatsLent, and it is therebre absolutely 
neeesgai? (hat the finiDCJil mar^n on the tnnsactlou ataoulJ 

it is al3D eirnsidered prudent to obtaiD from the api^icmat who 
is desirous of undertaking the reBponBibilitiea of ownenhip, 
some proof ol his eeonomioal habits. «nd of that toteslgbc 
without which he may fall to keep hia en£:agetn«nt- l%e con- 



t '■ The lowerlog of this rate," states the Csigse d'Epattrn.' 
in the 1896 report, " would posseK the yery gnye inconieiit- 
ence of regarding the progreasive accumulation of a reserve 
which is doubly needed to act as a flnancial guarantee of the 
BDcietics operattonq, and to secure the ultimate HnaneiBl 
independeoCE of the organism. Moreover, a limit having 
been tlied for the advances at the reduced 21 per cent, rate, 
it is indispensable that at (he end of eneh financEaf year th? 
□perationa should be balanced by a certain sum carried hi 
tlie credit of the reserve fund, so that the »ociety may gradu- 

the fihareholdetfl. ita own separate eapltal, vhieh. wili thw 
insure the financial stability of the oisanism. and one da; 
render it independent of the Gaisse d'£pargne by the gradual 
repayTnent of the ailvances made by it. 1\3 lend at a less rate 



which will thus perpetuat 
B Caiaee d'Epargne attachei 
this rate geserally adopted 



D,™-,7Pril>,G00'^IC 



Hetbod -ti 1. Loans contracted without combfued life 

ei!tiij«ui»iiing . Insui'ani'e are paid off liy equal montlilr In- 

to»&i*/°^'th' Klaluients, the amount of which Is calcu 

out combiDed lat«d to Bccui'e the repaymeiit of tbe capital 

Uie inBur»noe. horiMwed aod Interest thereon within thu 

iH'i'iod clioseu by the applicant for the e!c 

tlDction of the loan. In tbis case. In thu 

e^ent of the death or bankruptcy, kc, of the- 

. . .ipplicant before the extinction of tiie loan. 

the society resumes posseBsion of the bouse 

sells it. and recoups Itself, and hands ovsi* 

the balance, If any, to the Inheritors of the 

deceased borrower. 

'*""■ JJ'I'i,. ^- Loans contracted with combined liisur- 

SraiMce. ance. In this ease a policy of Insurance for 

the amount borrowed Is taken out on the life- 
of tbe workman for a period equal to that 
for which tbe loan' has been bori-owed. If 
the borrower dies before the termination of 
this fixed period, the sum Insured Is applletl 
for tbe immediate redemption of tbe total 
amount advanced by the society, and tbe 
transaction comes, as It were, automati- 
cally to an end. By this arrangement tbe 
house and land pass Immediately, freed 
from all encumbrance, to tbe wife and child- 
ren of the deceased borrower. This obliga- 
tion comes Into force Immediately the con- 
tract is signed and should the borrower 
die before the new house was commenced, 
the society would build the house and hand 
it over when completed to the wife and 
children. If on the other hand the borrowe- 
sun-lves, the sum Insured becomes payable 
at the date fixed for the expiration of the 
loan, and It la then handed over to the 
Caisse d'Epargne and applied by them for 
the purpose of extinguishing tbe loan. 
This completes the transaction. Con- 
sequently under this system it is only neces- 
sary to pay the Insurance premium and 
simple interest on the loan year by year. 
These two sura added together amount to 
sllgiitly more than would have to l>e paid in 
the first system of redemption without In- 
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Example :— A workman aged 30 borrows £40. Eumplec or 
to be extlngulBhed in 10 yeawi. On tbe systeui t«n«et>o» 
wltbout Insurance he pays £5 2b, 7id. a year. 
Go the insurance eystem he pays £5 68. 2id. a 

A workman aged 35 borrows £40, to be ex- 
tlngi^lsbed in 25 years: On tlie system without 
Insurance be pays £2 lis. 2id. a year. On tlie 
Insurance syeteni he pays £3 Is. 2}d. a year. 

The smallest annual payment that can be 
made in respect of a loan of £40 Is £2 lis. 2}d.. 
which eitingulsbea the loan In 25 years on the 
uon -assurance principle. The largest Is £5 l.Hs. 
!>d.. which extinguishes the loan In 10 years, on 
the combined insurance principle, assumhig the 
mortgagor to be 55 yeara old at the commence 
ment of the transaction. 

As soon as an application for a loan bas been ParthN lun 
made by a workman to a Society of Credit, and S)',.'^''™ 
the Society of Credit is satisfied as to Its Jo^fiS*" 
genuineness, the Society applies to the Calsse 
d'Epargne for a further loan. This further loan 
Is a separate transaction, entirely distinct from 
the loan of halt the unpaid nominal capital of 
the Society of Credit, which it received from the 
Calsse d'Epargne In the first Instance, and 
wblch served to constitute part of its original 
capital This second loan amounts to three- 
fifths of the total value of the building in res- 
pect of which the loan Is being negotiated. This 
value is fixed hy an expert valuer nominated by 
the Oatsae d'Epargne at the cost of the Society 
of Credit which makes the appllcatloa. 

Example :— Suppose a workman reqiuires a 
loan upon building to cost. wlU) land, £200. Tbis 
loan is made up as follows :~ 

One-tenth possessed by workman £ 

applicant 20 

Advanced by Society of Credit {out 
of original general loan of Calsse 

d'Epargne to Society 60 

Special loan advanced by Calsse 
d'Espargue (through society) .... 120 

Total £200 

It will be seen that a Society of Credit by lquUdc ~ 
devoting £60 from its own fund is able to secure I*"" »( 
an advance of £180 to a workman. It is thus ""^"^ 
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able to secure tbe advance ot tbree times tbe 
niuoiuit of Its ivorklDg capital. It mnat be coil- 
tlmiallr Iwrne Id miod tbat tbls working capital 
baa origlDally been borrowed ttota tbe Caisse 
d'Epargne. So tnr as tbe actually deposited 
sbare capital is concerned, a society is In a poel- 
tlon to reader possible tbe constmctloa of 
bouacB ot a value equal to 15 times its amount, 
iiud at tile same time to preserve tbe deposited 
sbare capital Intact 

Binmple:— A Society of Credit wltb a noiuliial 
capital of £100,000. would usually haVe £10,000 
paid Up. On UiiB it would be able to borrow 
from tbe Calsae d'Epargne a snm eqilal to balf 
its iinpald-up Share capital, or £45,000. This 
woiild enable It to Ue^tlate loans on buildings 
to the value of £150,000, made up as follows :— 
One-ten tb possessed by woMt 

men £15,000 

Tbree-flftha of total value ot 
£150,000 advanced by Caisse 
d'Epargne ttarough medium of 

society 90,000 

Balance advanced direct by 
society (being original advance 
by Calsae d'Epargne) 45,000 

Total £150,000 

Or 15 times Its paid-up share capital ot £10,000, 
which amount It still retains untouched. 

But even this Is not fbe limit of the advances 
made hy the Caisse d'Epargne. It will be seen 
tbat the workman mortgagor is Indebted to both 
tbe Society ot Credit and to the Calsae 
d'Epargne, and it Is clear that each ot his 
monthly repayments should be proportionately 
divided lietween the Society of Credit and the 
Calsae d'Epargne. But the Caisse d'Epargne 
allows the Society of Credit to entirely recoup 
Itself before any repayment is made on account 
of the special loan advanced by tbe Calaae 
d'Epargne in reapect of this particular 
bouse. Therefore, at the end of a tew 
years the Socletj- of Credit finds tliat 
tbe workman mortgagor has entirely 
discharged bis obligation to It direct, and hence- 
forth the society will only have to accept his 
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lnoiitlil7 repaymenta and forward them to the 
CMss« d'Epargoe. But the completion of thie 
balf^of the general transactloh places the Society 



S?'®Ptt Fears. l>e v^e^ Kvnr tiiaes oyer, each time 
s|«umg a. new Ipan pf £m(W. or £380.000 in 
Jill, the oifly actual cftgh capital required, by the 
goci^ty. 9t. Credit ^1*8 ^lO-OOO. A atrililng In. 
^gtahce of a Biiccesaful use of a small loapitai is 
eliown In the cnse of a society at Walcourt, 
iermed. " L^ C.i^edit ouyrifir de rarrondlssement 
a^ Phlllppeville." ThU Soflety was lounded In 
IfiGa, with a noiniaal'.capltal.of £4.000, of (Mb 
li<tO was pfll4,,op, ,ThiB t400 wa* utilised oo 
the sygtem described ^bove. and ihi the 31st 
December, 1890. 5i yew? after .the foundation 
ot tti4 Sqclety, 589 loans bad been made at a 
total amount of .i32,5?(>. /Ot which £32.000 had 
been borrowed from the Calase d'Epargne. 

Yet the Cnisse iJ'Epargne ia perfectly secured. Beourity ot 
every payment made by the workman mortgagor th^ Caiise 
to the sojciety Inereaefis the original margin, of "i'SpKen*. 
10 per cent, available ia.cqse of a tgroed .sale of 
the property from any cause, jiad -If .(hew were 
a general failure, and the margin proyeiJtitR- 
sufficient, there would yet be tlie shareholders 
to Jail baclt upon. 

In cases qI advances combined with ii*e Ipsui- Method o( 
auce.tbe nece^lty for the repayment of caplt^i ^^?,"^ 
at filed intervals 1^ removed, and it was the*¥- duea of ad- 
fore not possible in these cases to arrange for vanoes made 
the society to be paid bftcli first. But this ?^°"^ 
difficulty, which was n^t. foreseen In the original tem, 
law, was. met by a decree of the General Council 
pf the Zaid. June. 1893, which autlioiized the 
CalBse d'Epiirgne to iiay each year to the 
intermediacy society an amount equal to the 
surrender value of the Insurance i)plicy,,and to 
continue this payment until the advance made 
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^y the society was paid off. Tbis decree placed 
advances on the combined InsuraDce principle 
on tbe same basis as the ordinary advances. 

The .Tolnt-etock Societies of Constrnction are 
formed for the purpose of dealing with cases 
where the applicant does not possess the tenth 
share of capital necessary for blm to work 
with a Society of Credit These societies are 
based on the same principle as the J<^t-atack 
Societies of Credit, with the difference that they 
themselves buy or build the houses for the 
applicants. 

When an applicant applies to a Society of Con- 
struction to build him a house, the society does 
so with the money of the Calsse d'Epargne, 
borrowed under the same clrcumHtances as those 
described for the Societies of Credit (with the 
exception that in theee cases the maximum 
advance of the CaUse d'Epargne Is limited to 
oDe-hair Instead of tbree-flfths of the value of 
the property). The Society of Construction 
thereupon lets the property to the apidlcant, at 
the same time taking out a policy of insurance 
upon his life for the value of the property. The 
premium is included In the rent paid by tbe 
tenant, and as soon as the surrender value of 
this policy has reached the tenth part of the 
value of the house, the tenant has become 
possessed of the necessary money which Is 
required to enter a Society of Credit. He there- 
upon Joins a Society of Credit, which pays 
off the Society of Construction and the transac- 
tion enters upon the normal course described 
above. 

The Co-operative Societies differ from tbe 
Joint-stock Societies, Inasmuch as they have no 
considerable share capital. The Co-operators 
take up small shares, usually of £1 each, which 
they pay In periodical Instalments of 4/2. In 
this way a small capital Is raised, which Is 
subsequently lent back again to the co-operators 
on the security of buildings, together with three- 
fifths of the value of the building advanced by 
the Calsse d'Epargne as In the case of the Joint- 
stock Societies, These societies have also deben- 
ture shareholders, the debentures being 
generally £20 each, redeemable at par at tbe 
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dlBBoIution or the society, and bearing a fixed 
Interest at 2i per cent The sbare-lioldlng co- 
operatora bave the right to redeem t^e deben- 
tures at will. 

The following statistics will serve as a Otaeni 
measure of the success that baa been attained ""tiitics. 
in tbe eight years during which the Act has 
been in operation. 

The total amount of snms advanced by tbe 
various societies in Belgium to workmen oa tbe 
30th April, 1897, amounted to £903,116, made up 
aa follows ;— 

Joint-stock Societies of 

of Credit £626,038 

Joint-stock Societies of 

Construction 248,700 

Total advanced b; 

Jolnt-etoct Societies £7T4,738 

of Credit . . £116.532 

of Construction . . . . 11,846 
Total advanced by 
Co^>peratlve Societies £128,378 

Total advanced . . £903,116 

This sum represents 2/9} per Inhabitant of the 
Kingdom of Belgium, 

On the Slat December, 1896, the number of 
loans advanced under the Act was 6,658, In res- 
pect of which evictions had become necessary 
in 25 cases. At this date there were 292 mortga- 
gors in arrear with the payment of their 
monthly instalment. It Is stated that tbe re- 
lative Importance of this latter number Is due 
to the fact that the societies are not very exact- 
ing as to the payment of the monthly Instal- 
ments which become due at the end of the year. 
This condition of affairs Is generally corrected 
In the early months of tbe following year. 

Tbe Calsse d'Epargnc has recently ordered a spedai sudit 
special audit oC the boobs of the various socie- ontereii by 
ties. The auditors have reported that the ^^ 
administration of the societies whose boolts """^ 
have been inspected leaves nothing to be desired. 
They testify to the irreproachable accuracy 'of 
the accounts, and to the extreme care displayed 
by the administrative officials. 
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Tbls Is briefly ^e blstpr^ of the houBdag (lues- 
tlon^ln Belgina. and when It is realized ^hat the 
whole of the constnictlve and administrative 
work that I have described has ^»eeu carried 
OHt within a period of eight years, the remark- 
able character of the movement will become 
apparent 

On closer examination, however, It ia necea- 
sary to observe that the greater part of the 
success is to be found in rural and semi-rural 
districts, and this success brings into soiuewhat 
sharp contrast the comparative failure In the 
great towns. The Co-operative Society of the 
Brussels suburb, Ixelles, the largest Co-opera- 
tive Society of Credit In Belgium, in its repwt 
for 1896, states that during the year t*o new 
loans were opened, while four ^ere paid off, and 
the officers of the society seemed to me to be B 
little discouraged at the apparent cessation of 
Interest in their work. At another Brussels 
suburb, Etterbeek, the Local Society of Credit 
finds itself in a similar position, and in the 1896 
report gives some statistics showing how the 
tension has been gradually increasing. 





Mean length 


Monthly 




of loan 


instalment 


1892 .. 


.. 17 years 6 months. 


£0 10 7* 


1893 .. 


.. 1» " 8i " . 


. 19 1 


lS9i .. 


.. 23 ■• ti 


1 IJ 


1895 .. 


.. 23 ■' 9 ■' . 


1 : 2i 


1896 .. 


.. 24 '■ " . 


12 9} 



If the interest on the original tenth share of 
the capital owned by the workmen is taken Into 
account, the average monthly instalments 
amount to about £1 4n. 9}d., of which about 4s. 
Is the premium of lif^ Insurance. The average 
monthly rent paid in Ixelles is 14s., In Schoer- 
beelt, l(!s. ; and In Etterbeek, 15s. TJd. The 
Committee Is convinced that dwellings must be 
provided at a monthly rent not exceeding 16a 
inclusive. 

The Committees of Patronage are also alive 
to the state of affairs, and in its 1896 report the 
Committee of PatrouflEe for the western dis- 
tricts of Brussels gives the three following rea- 
sons for the diminishing interest :— 
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1. Workmea are ceasing to follow ttae Ideal 
o! proprietorablp. 

2. The clasB of workmen able to undertake 
tlie requlrementa tor repaymeDt Is becoiutng 
exhausted. 

3. The (capitalists are becojulag less dis- 
posed to take up the Shares of the suoletles. 

The same note Is struck by piany of the ablest ^J^^'Srii 
thinkera In Belgium In recent addressee on this autboiiticsT 
subject Tbe following extracts will be Illustra- 
tive of the general feeling of dlsaatisf action. 

1. " It is an excellent work, which alms at 
obtaining for each family a house which It may 
occupy In the capacity of proprietor ; and it 
would be perfect if one might hope that, in a 
definite period every family would have its 

" But the workmen who are In a position to 
acquire a bouse are the workmen d'ellte ; tbeir 
number Is small compared with the great mass 
of those who have not the means to sare, and 
who can only afford to occupy, above all In a 
great town, one or two room for on entire family 
for living and for Bleeping."—" Auguste Beer- 
naert," Miniatre d'Etat, President de la Chambre 
des Representants ; Albert Soenens," Juge au 
Tribunal de I'lnstance, PreBldent du Comite de 
Patronage des Communes Ouest-Bniselies, Vice- 
president de r Association pour I'amelloratlon 
des Logements Ouvrlers ; " Pierre Tempels," 
Anditeur General, and others, 1896. 

2. " But this legislation (1889) has fad little 
effect In the great centres of population from the 
point of view of providing small tenements, and 
despite the beet endeavours of the authorities, 
who bare to administer the law, It cannot be 
efficacious, l^e Committees of Patronage of 
the great Belgian towas have vainly sought for 
the terms of a law which would stimulate pri- 
vate Initiative In the towns In the same way 
that the law of 1889 has succeeded in the conn- 
try." " Ch. de Queker," Secretaire du Cabinet 
du Bourgmestre de Bruxelles, 1897. 

3. ■' It is. In fact, absolutely established that 
the greater number of workmen's houses con- 
structed (under the law of 1889) are not really 
cheap dwellings. . . . it is doubtful whether 
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10 p«r cent of the houses can be considered as 
fnlfllllng the purpose which the Legislature had 
In view when passing the Act of 1889 
We cannot pass over In silence the admitted 
fact that the workmen who build, seek more and 
more to do so without the help of the 
Societies of Conatructlon hi order that they 
mw avoid the payment of the slaking fund 
which is too heavy for their means . and 

can one say that the dwellings of workmen and 
the necessltons class are sensibly Improved ? 
Ihe iQtinlrles continually being made on the 
contrary, establish that there Is no Improvement, 
tSoT*''** *** situation Is scarcely modified since 
:^ ." J J.: ^^"^ * "^^ argument Is supplied by 
the staUstlcs recently published, establishing n 
comparison between the Income and the rents 
paid, and do we not find that the rent absorbs 
35 per cent to 40 per cent of the Income J . . 
■ Hector le Bon," Avocat Membre du Comlte 
de Patronage des Habitations Ouvrleres d' 
Anvers ; " Louis Obozlnskl," Avocat Secretaire 
du Comlte de Patronage des HabltaUons Ouvele- 
rus de Bruxelles, 1897. 

4, " Can one hope generaUy to give to each 
family a convenient and separate house, whether 
In a great city (l(tO,000 Inhabitants at least) or 
In an ordinary commune, or In a rural commune. 
We believe that it Is necessary to answer ' No." 
despite the honourable example of our friends 
at Bordeaux, who have built charming little 
houses on the right bank of tlie Garonne. There 
is a peremptory reason for this reply— the cost 
of land in the great towns." " Ch. Lagasse de 
LocUt," Ingenleur en Chef Directeur des 
Batlments Civil 8, President du Comtte de 
Patronage des Habitations Ouvrleres de 
Bruxelles, &e. : " Emlle Hellemans," Archltecte, 
Membre du Comlte de Patronage des Habita- 
tions Ouvrleres de Bruxelles. 
Mid to These statements seem sufficiently explicit to 
''"'y show that the Act of 1889 has done little to Im- 

prove the condition of the great towns, but to 
satisfy myself, I paid a visit In company with 
the Hungarian and RusBian delegates to an In- 
sanitary quarter of Brussels, behind the new 
Palais de Justice : and I am bound to say that 
the condition of affaire In some of these 'build- 
ings would not be tolerated In London. 
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In these circumBtaaces It is important to 
■observe tbat the public authorities Id Brussels 
'Are beginning to follow the course of direct 
Intervention that the London County Councfl 

has found to be necessary. This direct Inter- 
vention of tie the public authorities was fore- 
seen In the Ministerial circular of 1892. wblch 
authorized local authorltjea, In the case of a 
loan destined for the construction of woritmen's 
dwellings, to give or guarantee their share in {fj^^^ " 
the communal funds up to the amount of the direct conacr 
annuity which tkpy would undertake to pay. Hon br mua 
This clause remained a dead letter until last <ilp«l"'"' 
year, when the communal authority of Salnt- 
Gilles-Bruxeiies obtained an advance for the 
constractiou of 25 houses. The actual building 
of these houses is only temporarily retarded by 
some administrative difficulties concerning the 
land selected. 

In conclusion I desire to testify to the great 
amount of enet^y and enthusiasm that Is l>elng 
displayed by the Belgian people in the study of 
the housing question. The influence of this 
matter upon the health and wealth of the nation 
Is tiecoming generally recognlaed by them, and 
they have not hesitated to follow up their 
theoretical recognition with very practical and 
thoughtful action." 

(Signed) OWEN FLEMING. 

[I have quoted this report at conMderatilc 
length as showing the Importance of the sub- 
ject in the crowded centres of the old worid.j 

GERMANY, B'RANCE, AND DENMARK, 

To give even an outline sketch of the Housing 
operations In Germany, France, and Denmark 
■would render this report far too lengthy, for the 
generiil aspects of the problem are the same 
overcrowding and lack of sanitation), while 
the means adopted in working out the 
problem do not differ very widely. All 
over the Continent the municipal authori- 
ties either have no powers or are ex- 
tremely lethargic in comparison with the 
municipalities of Great Britain. Philanthropists, 
philanthropic iMdies and workmen's building 
societies on the Continent are all doing some- 
thing to aixillsh the slums and better the hous- 
ing conditions of the lowest class of society. 
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AUSTRALIA. 

Coming to Australia we are confronted with the slum la 
every city, and the lll-emellliig hovel In all its hideouanesB. 

SYDNEY— From the " Sunday Times," July Mh, 1899 :— 
It Is some time since attention waa called to the necessity 
for Improving the condition of portions of the city by des- 
troying old and decaying tenements, abolishing narrow and 
crooked streets, and forming new and convenient thorough- 
fares. It seems that at length the City Conncll has. 
awakened to the necessity of taking steps In these direc- 
tions, but considered Itself hampered by the absence of 
l(-gislative authority for the resumption of the land required 
for carrying out such improvements, and for enforcing a 
betterment tax. 

It may he that mnch might have been effected even with- 
out any alteration of the law, had the Council In times 
past been earnest and energetic In their desire to remodel 
the city : but of late years their difficulty has been doubt- 
less increased by the constantly increasing value of the 
buildings on land which would have to be resumed, and 
consequently, special legislative powers of resumption have 
become almost Indispensable. 

However, if, as seems certain, that difficulty can be easily 
overcome, there should be no unnecessary delay In sweeping 
away some of the Insanitary and dangerous slums of Syd- 
ney, in order to facilitate Improved transit, and substitute- 
a better class of habitation for those which at present dis- 
grace tue city, and in any prospective legislation with these 
objects In view specific power should also be conferred upon- 
the Council to erect dwelling houses for the use of city 
workers. This feature would, in addition to the betterment 
tax, help to provide an endowment tor the City Council, 
which, it carefully managed, would at once render such 
ijperations not only a benefit to the city, but constitute pro- 
fllable investment for all time. 

MELBOURNE,— Mayor MeEacharn has given It as hlft 
opinion that whole acres of insanitary hovels reqxilre to be- 
swept away in the Interests of health and moraltt? ; tlie' 
slums forming a grevlous blot in the City of Melbourne. 

ADELAIDE— The ramshacltle cottage properties in 
Adelaide are mostly of the " very ancient type," built when 
the land on which they stand was bought at per acre what 
a foot would now cost, and when these places are demolished 
(as batches are from time to time) the owners Invariably re- 
place them with a better and larger type of cottage, and thus 
the people who rented the old places at 58. or Os. per week 
are forced to go elsewhere to other old h" — - - -■ 
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of the rentals of the new cottagee !>eigg flx?d (and really 
letting) at from 8s. to 12e. per week. The City of Adelalfle 
Is lacking In decent modem properly -ventilated three-room 
premises at from 6s. to e«. per weefe. 

"It would pay the Corporation ta become model land- 
lords for this type of dwelling In order to house the res- 
pectable class of ■' very poor.' " For example ;— Supposing 
land were Iwught in the west end ol South Adelaide, aay m 
the neighbourhood of Eose Streets 

Two-acre frontages by 90 ft deep (420 ft) at 

£4 per foot £1.680 

Erection of 30 Cottages (3 rooms each there- 
on, estimating cost at £60 per room) . . 5,400 

Total outlay £7,080 

Rent at 6b. per week (£15 128. x 30)=i4C8 per 
annum, or 6i per cent, on the outlay, less ij per cent, water 
and sewer fates and repairs— 5 per cent Money borrowed 
at say 3 per cent leaves 2 per cent nett on the outlay nntU 
the bonds are retired. 

Land from £2 10s. per foot can be got in the back streets 
of the city, but I have instanced £4 to show that a profit can 
be made even at a higher value, even during the currency 
of interest and sinking fund. 

I am fnrther of opinion (the necessary legislative powers 
being obtained) that it would be good policy In the interests 
of morality and health for the Corporation to acijulre other 
cottage areas in the City from time to time and replace all 
dilapidated premises with model tenements at paying ren- 
tals. The enhancement in value of surrounding property 
would be very considerable, and the action would thus- 
commend Itself to all owners of decent properties In the 
neighbourhood. 

It may be argued that the gradual replacing of old cheap 
cottages by large and better ones at more expensive ren- 
tals as instanced above. Is merely a question of supply and 
demand, and one that will right Itself In time. It may be 
so, but there are no signs at the present time. And those 
who are forced of necessity to live dose to their work 
must pay increased rentals, often more than a quarter of 
their average (or regular) weekly wage, consequently these 
unfortunates are kept continually on the verge of poverty,. 
and with no prc^pect of ever getting beyond it 

To sum up :— The Corporation have power now to buy 
lands, providing there are any lots in the market for sate, 
aud there is nothing in existing legislation to prevent the 
erection of cottages or other structures in lands so pur- 
chased. But existing legislation nowhere provides the 



D,™-,7Pril>,G0t)'^le 



60 

power to compel ownetB to sell lands {\>s agr«emeat or erbl- 
tratloQ) for the purpose of erecting dwellings thereon. For 
all practical purposes therefore " The HouslDg of the Poor" 
must be nnmbered amongst the problems of the future so 
far as Adelaide Is concerned, and to bring It Into the realm 
of practical politics a Parliamentary measure on the lines 
of the Gngltsh Act will be the first thing needed. 

With the same conditions operating In Adelaide as in Mel- 
bourne and Sydney, we have the same results, minus the 
crooked streets and the over-crowding In the Cities of the 
Old World, viz. :-~ramskackle tenements principally In the 
West end of Adelaide, and Members of the City Council 
who tabe part in the Annual Health Inspection of the City 
are forced to the conclusion that Adelaide, for Its size and 
age, Is but too well supplied with slum properdee and 
rlckettj, evll-BmelUng, lU-ventilated, tenements occupied by 
the lowest types of women of the unfortunate class, by 
Chinamen, and those of our own race whoee existence Is 
one long hand-to-mouth Struggle wlti abject poverty and 
. misery. Most of the hovels are Burvivals of the " early 
-days " of the colony, prior to the operation of the Building 
Act, and the land on which some of thoiii stand Is woith 
from f 10 to £15 per foot, but the " estates " to which they 
ix'loug are often not affluent, and the agents or owners In 
many cases would be only to glad to demolish existing 
buildings and erect a better class of dwelling to let at a 
better rental, but lack of means prevents them. Other 
owners are waiting for a rise in land values to quit their 
properties. Other owners again are getting good rents from 
closely packed ancient " cribs " " sana yards," and evince 
no desire to improve or even repair their properties, except 
under the compulsion of the Ix>cal Board of Health. Here 
and there stand neat well-built cottages alongside of a row 
of rookeries, forming a startling contrast, and furnishing 
the arfoiments necessary for the advocacy of some sort of 
compulsory betterment In the Housing of the Poor, which 
with the present cheapness of building might be accompli- 
shed without increasing the rents. Herewith are some 
interesting figures of land values and rentals for parts of 
the City of Adelaide. 

GAWLER WARD. 
Street per ft. frontage. Depth. Rents. 

Liverpool Street .. 60/ 90 5/6 to 7/ 

■Gray Street 60/ 85 5/6 to 12/ 

Rose Street 60/ 60 4/ to 7/ 

Clarendon Street . . 60/ 90 6/. 7/, 8/ 

Hawdon Street .... 60/ 67 4/, 5/. 6/, 7/, 

Kanelagh Street . . 60/ 78 6/, 

Albert Street 40/ 100 3/, 4/, 5/, 8/, 
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HINDMABSH WARD. 
Street. Per ft. frontage. Depth. 

Tam O'Sbanter Place 40/ 80 

Kould Street f!U/ 96 

Daly Street 40/ to 60/ 90 

Moger Lane 50/ 60 



Alfred Street . . . 
Hamley Street . . . 
Logan Street . . . 
Little Start Street . 
Maxwell Street . . . 
Vlnrace Street . . . 



GREY WARD. 



YOUNG WARD. 



Kate Street .. . 
Tomeey Street . 
Nelson Place . . 
Bowdea Lane . 
Surflen Street . 
KlUua Place . . . 



m/ 

40/ 
60/ 
40/ 



MACDONNELL WARD. 

Margaret Street .... 40/ 80 

Abbot Lane 40/ 75 

Union Street 30/ 40 

Provoat Street .... 35/ 61 

Sussex Street .... 30/ 97 

Dunn Street 30/ 90 

CoUey Street .... 30/ 90 



ROBE WARD. 



Ward Court .... 
Walter Street . . 
Cambridge Street 
Mansfield Street 
I/ombard Street . . 
Pcncburch Street 
Tower Street .... 



5/, 6/, 7/, 10/ 



6/, 8/. 10/, 
5/, 6/. 7/. 8/6, 
»/, 10/ 



5/, 7/. 8/ 
5/6. 6/ 
3/6. 4/, 7/ 
4/. 7/, to 11 



5/, 6/, 7/ 

V 

5/, 7/, 8/ 

5/, 6/. 7/. 8/, 

10/ 
5/. 6/, 8/ 



V 



/8, 4/ 



7/6, 9/ 

5/, 6/, 8/ 

7/6 

4/, 5/. 6/ 

3/, 5/, 8/ 

4/6 to 8/ 
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So far In tbe United States no steps have been taken by 
tbe municipal aiithoritleB In erecting municipal tenemeuts, 
nor do purely ptiilaDthropIc tenement building enterprises 
«xist to any estent An tbe lines of tbe Peabody and Uulu- 
nesB Trusts of London, or tbe Pbllantoroplc Society et 
Paris. France; or tbe Ueyer tenements of Lelpslc, Germany: 
or tbe Rob^ Dlckaou Fund of Gotbenbui^, Sweden. 

Tbere are three large tenement enterprises In U.S.A. that 
may be classed as semi-philanthropic, namely, tlie Tene- 
ment House Building Company of New York and tbe Im- 
proved Dwellings Association of Boston, wbicb limit tbelr 
'dividends to four per cent., and the City and Subifrban 
Homes Company of New York, which places Tbe limit at 
fire per cent. All net earnings tiej^ond these figures are set 
aside as reserved funds, which may be used to secure stock- 
holders against cessation of dlrldeuds In j>eriQds of depress 
sion, to iuake improvementa, and to Increase the field of 
operation. 

The property of tbe Tenement House Building Company 
at New York, which is valued at about $160,000, Is situated 
at Nos. 338 to 334, Cherry Street It consists of a row of 
houses six stories high, and provides accommodation for 
ninety-four families. The tenements consist of two and 
three rooms each. Tbe two room tenements rent for from 
f6.50 to $8.00 per month, and tbe three room tenements 
for frbm $9.50 to «14.00. Since Its oi^aulzatlon this Com- 
pany has paid four per cent dividends. 

Tbe Improved Dwellings Association of Boston has a 

capital stock ot $100,000, and Its land and buildings cost 
9120,(187. Tbe Association owns three estates, accommodat- 
ing 00 families. Only one of these estates consists of origi- 
nal model tenements ; the others were old buildings cleaned 
and remodelled by tbe company. The. weekly rent rates In 
the model tenements vary from $1.00 to $1.10 per week for 
one room tenements, $1.25 to $1.80 for two room tenements. 
$1.75 to «2.40 for three room tenements, and $2.50 to »2.7o 
for four room tenements. In tbe remodelled buildings the 
rental rates are much lower. A dividend of. four per cent, 
has been paid since tbe formation of the Association. 

The City and Suburban Homes Company which was 
organized July 0th, 1896, promises to become the most exten- 
sive model building enterprise in this country. Its organiza- 
tion was the outcome of the Improved Housing Conference 
held In New York City In the spring o'f the same year. Its 
object is to supply to wage eajners In New York Ci^ Im- 
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©roved sanitary hotocs at current rates, and at the aame 
Time to offer t6 capital a safe and permaiient InveBtmeot. 



By far tbe greatest number of model tenement enter- 
prises are organized ou a purely comuierL-lal principle. The 
Inijiroved DwelliuKS' Company of Brooklyn, New York, 
funded by Mr. Alfred T. White, la the largest and perhaps 
the most successful iustftut|on of this class. This Company 
owns three groups of buildings accommodating nearly five 
hundred families. The total value of the land nad buildings 
owned by the Company amounts to about JfJTS.OOO. The 
weekly rent rates range from ?1.20 to ?2 for two-room 
tenements, $1.80 to $2.00 for three room tenements, and Sa 
to $3.30 for four room tenements. The net annual profits 
derived from this investment have been from five to ten 
per cent, on the capital. Tlie tenants are mostly of the 
poorer worliing classes. The buildings contain, in addition 
to the excellent housing accommodations, a circulating 
Ubfary and a bath house with hot and cold water, both of 
which are for the free use of the tenants. The Itivetslde 
Building, which Is the lanfest of the group, has a 8pacIou» 
open court with driveway and parking, a music pavilion, 
and a chlhlron's playground. The houses are attractive In 
arcliitecture and strongly built, and iiave tire-proof stair- 
cases. The tenements are always fairly well flUed. 

The Improved Dwellings' Association of New York City 
is another successful enterprise uf this class. Tiiis Coiii- 
pany owns one tenement building accommodating about 
2211 families. The value of the land and .|)uilding Is 
■estimated to be about $300,000, and the enterprise pays about 
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cold batbs are provided rot the free use of the tenants. 

In Boston, Maae., the Boston Co-operative Building Com- 
pany has existed over twenty-five years. This Company 
has five estates valued at almut $340,000, and accommodates. 
321 famlUeu. The buildings owned by this Company are 
smaller than those usually known as tenement houses, being 
from two to four stories in height The weekly renta vary 
from 75 cents to SI. 07 per room. The enterprise pays about 
six per cent on the capital invested. 

Companies organized on a purely commercial basis have 
existed in London. England, for over thirty years, many 
milliona of dollars being profitably invested In such enter- 
prises. The; are also found in Edinburgh. Paris, Rouen, 
Berlin. Frankfort, and other European cities, and aeml- 
plillanthroplc companies are also found in liondon, Glasgow. 
Maraelllea. Berlin, Frankfort, Dresden, and (Gothenburg. 

White the model tenement enterprises do not usually 
reallae immense profits to the investors, they certainly 
Insure a safe and fair return on the money Invested. This 
fact has been established beyond a doubt both in D.S.A. and 
!i! Europe. It Is not only in such largely over-crewded citiea 
fis London and New York that better tenement houses are 
needed, but all cities which have proper sanitary and build 
ing laws offer profitable fields of Investment for model 
tenement enterprises. 

TABLE SHOWING RATES OF DIVIDENDS PAID AND 
NET PROFITS EARNED BY COMMERCIAL AND 
SEMI-PHILANTBOPIC ENTERPRISES FOR PRO- 
MOTING IMPROVED HOUSES IN AMERICA AND 
EUROPEAN CITIES CONTAINING 100,000 INHABIT- 
ANTS AND UPWAED8. 



(From the "American Quarterly Journal of 
Affairs." March, 1899.) 
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APPENDIX No. I. 

■COTTAGES FOR THE POOR BELONGING TO THE 
ADELAIDE BENEVOLENT SOOIETY. SITUATE IN 
ANN STREET AND VINRACB STREEIT. 

Ann Btreet.— Two roomB, 3b. 6d. per week, let to widows 
(no married people allowed to live In the cottages), seven 

■cottages. 
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SOMERSET COTTAGES— WALKERVILLE. 
These cottages are let to respectable poor people, and they 
all have to be recommended and guaranteed. Rent. 28. per 
week. Weekly tenancy, 3 tooms. Twelve cottages at pre- 
sent (six more will be built In about 18 months time). 
KINTORE COTTAGES— HACKNEY. 
These cottages are for deserted women and widows. 
Three rooms, rent 3s. per week, seven cottages. 



Kingston Terrace. 

North Adelaide, 

27th July. 189». 
T. Geo. Ellery, Esq., 
Dear Sir, 
In reply to your letter of the 2«th Inst re the Cottage 
Homes.- We have sixty cottages altogether, situated in 
different suburbs. Thlrtr-slx In North Adelaide on a block 
of land with a frontage to Kingston Terrace and to Stanley 
Street, seven in Coglln Street, Brompton Park ; seven at 
Mitcham, and ten at St. Leonards, Glenelg. We chaise no 
rent, they are free homes for the aged and luflrjned poor 
and widows, without any regard to creed or nationality. 
We only give the bare home. The Inmates have to furnish 
the rooms and keep themselves or be kept by their Guaran- 
tors, of whom we require two. We try as, tar as possible to 
give the homes to people who are a little better class than 
th lowest poor. With the exception of the Vosz Homes, 
Glenelg. we take people from any part of the Colony. The 
Vosz Homes were built with money left by the late Mr, H. 
L. Vosz, and are to assist the poor of Glenelg and its 
vicinity. If any such are applying, if not. any one who 
needs the home can get it The homes are for life or as 
long as the inmates need them. 

Yours truly. 

M. E. BAGOT, 
Hon. Sec. the Cottage Homes. 

APPENDIX No. II, 
AUTHORITIES CONSULTED IN THE PREPARATION 
OP THE REPORT ON "THE HOUSING OF THE 
WORKING CLASSES " 
Municipal Tear Books for 1898-9 (London). 
Local Government Annuals. 1898-9. 
Higher Life for Working People (Stephens). 
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Local Government (Blake Odgen). 

Blue Book and Reports Glasgow, Mancbeatet, Bineive- 

bam, and Liverpool. 
LondoD County Council Reports. 
Municipalities at Work iDoilman). 
The Housing of the Working Classes (Bowmaker). 
Dwellings of tbe People iLocke Worthlngton). 
Special Report of the Commissioner of Labonr, U.S.A., on 

the " Housing of the Working People," 
MonicipaJ GoTemment In Great Britain (Sbaw). 
Munk-lpal Government in Continental Europe (Sbaw). 
Public Health in European Capitals <Lcgge). 
The Housing of the Working Classes Act, 1890 (London). 
Workmen's Dwellings Bill, 1896 (London). 

ADELAIDE WORKMEN'S HOMES. 
From the " Advertiser," 1st August, 1899. 
Tenders have been Invited for the erection of S2 cottages 
on the block of land reaching from Angaa Street to Wake- 
field Street recently purchased by the trusts of the Elder 
bequest for the Adelaide Workmen's Homes. Competitive 
designs were some time ago called for, and the plans sub- 
mitted by Mr. Rutt. of the firm of Messrs. E. Davles snd 
Ratt, architects, were adopted. When completed the 
cottages will be exceedingly neat and convealent They are 
to be divided into blocks or terraces, wttb fronts nicely 
broken with gables and ornamental woodwork. Themaeonry 
is to be of Tapley's Hill freestone, with brick dressings, 
and there will be verandahs at the front and back. The 
rooms will be 11 feet high and of good size. Sixteen of Our 
cottages are to tie of four rooms, 8 of five, and 8 of three 
rooms each, with kitchen and bath. When complete these 
cottages win be amongst the most convenient for their sice 
in the city. The land cost about £3,5(M>, and as the bequest 
Is £25,000, a considerable sum should be left for further 
enterprise. 
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